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1. INTRODUCTION  

1.1 Boyer is instructed by The Newcombe Estates Company Limited to submit representations in 

response to the public consultation on the North Somerset Local Plan 2036 Issues and Options 

Document (September 2018).  

1.2 It is recognised that the Issues and Options consultation document represents that start of the 

local plan-making process for North Somerset and that the consultation is focussed on 

identifying the key issues that will need to be addressed within the new Local Plan. 

1.3 The North Somerset Local Plan will be prepared in the context of the strategic planning 

framework to be established through the West of England Joint Spatial Plan (JSP).  The JSP 

will identify the need for housing, employment and infrastructure for the Plan period 2016 to 

2036.    

1.4 The scale of growth to be accommodated within North Somerset will be established through 

the JSP.  The JSP as submitted proposes to distribute development to North Somerset, 

comprising: Strategic Development Locations (SDLs); an allowance for non-strategic growth 

of 1,000 dwellings (developments of less than 500 dwellings); and 1,000 dwellings to be 

provided within urban capacity sites (Urban Living).  

1.5 The JSP has been submitted for independent Examination and at this time there is no 

timetable for the commencement of Examination Hearing Sessions.  The extent to which the 

scale of growth and associated spatial distribution presented in the JSP as submitted 

represents a sound and robust strategic framework is yet to be determined. 

1.6 There remains significant and unresolved objections to key elements of the JSP, including the 

overall housing requirement, the deliverability of SDLs and distribution of non-strategic growth 

to local plan areas.   

1.7 Accordingly, the preparation of the North Somerset Local Plan must be advanced with caution 

and respond appropriately to any revisions to the JSP strategy that may result through the 

Examination process. It is self-evident that the housing requirements for North Somerset, as 

summarised in the Issues and Options consultation document, remain uncertain and subject 

to specific pressures for a further uplift.  

1.8 Notwithstanding, North Somerset District Council is required to produce an updated Local Plan 

in order to provide detailed guidance, including through formally allocating and defining the 

appropriate site boundaries and Green Belt boundaries around SDLs and making sufficient 

provision to accommodate non-strategic growth.  The precise quantum will be confirmed 

through the JSP process. 
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1.9 In support of our Representations, we provide information relating to the availability of land 

‘Land at Portbury’ and ‘Land at Long Ashton’, which demonstrates the development potential 

to deliver non-strategic development within the North Somerset administrative area. 

Opportunities such as these, whilst located in the Green Belt, should not be excluded from fair 

and equitable assessment in the preparation of North Somerset Local Plan 2036.  This is 

considered to be particularly relevant given the current uncertainty and delays associated with 

the progress of the JSP. 
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2. JSP HOUSING REQUIREMENT  

2.1 The West of England JSP is focused on addressing the following critical issues:  

 Identifying the number of new homes (market and affordable) across the West of 

England for the Plan period 2016-2036; 

 Identifying the most appropriate Spatial Strategy and Strategic Locations to 

accommodate growth requirements; and 

 Outline the strategic transport and other infrastructure needs required to support 

sustainable patterns of growth over the Plan period. 

2.2 The North Somerset Issues and Options Document (September 2018) states that the JSP 

identifies a need for 102,200 homes and 82,500 additional jobs, to be tested through the 

Examination process.  For North Somerset, the JSP requirement amounts to 25,000 homes 

to 2036.   Of this requirement circa 55% has already been identified through existing 

commitments.  The remaining requirement is proposed to be delivered through the following:   

 Small Site windfall – 1,300 dwellings (11.6%) 

 Strategic Development Locations – 7,850 dwellings (70.4%) 

 Urban Living – 1,000 dwellings (8.96%) 

 Non-strategic growth – 1,000 dwellings (8.96%) 

2.3 It is noted that the windfall allowance is 30% higher than the non-strategic growth allowance 

for North Somerset.  We question how this can be justified in a plan-led system and specifically 

when the Issues and Options consultation is keen to express the need to provide certainty in 

delivery over the Plan period.   This is ultimately a matter for the JSP and appropriate 

representations on this matter will be made on behalf of our client in due course.  

2.4 Representations submitted on behalf of our client to the JSP process have raised fundamental 

concerns related to the JSP ‘critical issues’ and consider that the JSP as submitted is unsound, 

for the following reasons: 

 The JSP fails to identify a robust Objective Assessment of Housing Need which is 

inconsistent with national policy and cannot be considered to be positively prepared.  

 The JSP Spatial Strategy cannot be justified as a consequence of its over-reliance on 

urban capacity sites and the failure to consider wider opportunities for development 

within the Green Belt on a fair and equitable basis. The Plan fails to consider 

reasonable alternatives. 
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 The Spatial Strategy conflates sustainability considerations with the overarching 

objective to protect the Green Belt. This is inherently flawed. The consequence is that 

the Spatial Strategy cannot be considered to be effective, as it prevents the 

identification of genuine sustainable development opportunities from being identified 

and included within the JSP. 

 The JSP is dependent upon significant infrastructure improvements to deliver the 

Spatial Strategy. In this regard the absence of specific evidence to demonstrate the 

JSP has had due regard to the costs and viability of delivering the infrastructure 

needed to support the Spatial Strategy, is inconsistent with the Framework. 

2.5 A review of the representations submitted to the JSP regulatory consultation stages clearly 

demonstrate that there remains significant and unresolved objections.  Significant concerns 

have been expressed in terms of the overall quantum of development and the spatial 

distribution strategy. 

2.6 Such matters are critical to the plan-making process for North Somerset and therefore, the 

proposed housing requirement must evidently remain undetermined at this time.  Critically, the 

North Somerset Plan-making process should ensure that there is sufficient flexibility to 

respond to circumstances where there is an increase in the overall housing requirement. 
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3. RESPONSE TO CONSULTATION QUESTIONS 

Green Belt (Question 8) 

3.1 Section 5 of the Issues and Options Consultation considers the Green Belt and notes that 

around 40% of North Somerset falls within the Green Belt designation.  It is noted that the 

Issues and Options consultation document (Page 14) states that: “Both the government and 

the council attach great importance to the Green Belt and no strategic changes to 

accommodate large scale housing proposals are being put forward in this Plan”. 

3.2 The importance and value of the Green Belt is understood, but the extent to which specific 

sites / locations contribute to the purposes of the Green Belt should be fully understood before 

a blanket restriction on Green Belt release is imposed.  

3.3 It is evident that the overriding influence behind the JSP spatial distribution of planned 

development is the objective to “retain the overall function of the Green Belt”. However, this 

has not prevented the JSP from releasing significant areas from within the Green Belt, based 

on exceptional circumstances related to the need to accommodate proposed growth.  Such 

an approach is not applied to North Somerset, where the established resistance to consider 

appropriate Green Belt release remains. 

3.4 Page 15 of the Issues and Options document sets out the key issues related to Green Belt, 

but these are firmly set within the context of a general resistance Green Belt release.  Potential 

solutions to these key issues are set out within the Issues and Options document and this 

includes the potential to consider Green Belt changes in locations identified as making only a 

limited contribution to the Green Belt purposes.   

3.5 Such an approach would be supported and should, in our view, represent the starting point for 

the identification of sites/locations for development.  The location of a site within the Green 

Belt should not automatically exclude a site from further assessment.  It is critical that the site 

identification process does not conflate Green Belt with considerations of sustainability.  The 

location of a site within the Green Belt does not render a site unsustainable. 

3.6 A spatial strategy premised on the avoidance of the Green Belt may result is a strategy that 

would result in unsustainable patterns of development and could ultimately compromise the 

Plan’s objectives. 

3.7 It is evident, and accepted within the JSP, that the release of Green Belt is a necessary 

requirement of the Spatial Strategy.  It therefore follows that where a significant uplift of the 

JSP housing requirement is deemed necessary, this will require additional sites located within 

the Green Belt to be released to ensure the Spatial Strategy responds positively to wider 

opportunities for development.  This not only applies to Strategic Development Locations, but 

will also necessitate the release of Green Belt sites to accommodate the Local Plan non-

strategic allowance, where it is the case that the JSP strategic requirement is increased.  
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3.8 It is noted that the North Somerset Strategic Housing Land Availability Assessment (SHLAA – 

2018) confirms that the Part 1 assessment excludes those sites which are located entirely 

within the Green Belt.  This is not based on any assessment as to the contribution such sites 

make to the purposes of the Green Belt. 

3.9 For the North Somerset to advance a spatial distribution strategy which has the retention of 

the existing Green Belt as the key consideration is considered to be a flawed process.  The 

identification of sustainable development opportunities should, in the first instance, be distinct 

from Green Belt considerations.   It is a logical and coherent process to consider development 

options on a “policy-off” basis, before policy constraints are applied, in order to provide a 

comprehensive and transparent assessment of site options.  

3.10 The exclusion of sites through the SHLAA Part 1 assessment based on their location within 

the Green Belt, fails to properly consider the extent to which such sites could deliver 

sustainable patterns of development.  It imposes a blanket restriction on the consideration of 

such sites, and in doing so it pre-determines the overriding objective and spatial strategy of 

the North Somerset Local Plan, irrespective of the potential solutions presented within the 

Issues and Options consultation document. 

3.11 The 2018 SHLAA states at para 3.11 that a site will be suitable “if it offers a suitable location 

for that use, is not subject to insurmountable constraints that cannot be mitigated, and would 

contribute to the creation of sustainable, mixed communities”. However, Part 1 of the SHLAA 

assessment comprises discounting all sites falling within the Green Belt, SSSI, Local Green 

Space, AONB, flood zone 3b, or greenfield sites with no boundaries adjoining an existing 

settlement boundary. Part 2 of the assessment then considers the remaining sites through a 

more detailed appraisal of their suitability, availability, and achievability, with each site 

categorised as either an existing housing allocation, a site that is ‘likely’ to have potential, one 

that is ‘less likely’ to have potential, or a site that is ‘unlikely’.  

3.12 Land at Portbury is identified in the SHLAA, of site reference HE18157. This site is located 

within the Green Belt and therefore the assumption in the SHLAA is that this site is unsuitable 

as a matter of principle. This site has therefore been discounted through the Part 1 

assessment. Of the 2,678ha of land across North Somerset considered in the SHLAA, just 

over 60% has been ruled out through the Part 1 assessment, without any of these sites being 

taken forward to more detailed appraisal. 

3.13 Notwithstanding, the SHLAA acknowledges the difficulty in identifying sites to meet the 

dwelling requirement. The overall finding of the SHLAA is that “identifying sufficient suitable 

sites within North Somerset to meet the dwelling requirements emerging through the JSP is 

going to be extremely challenging and will require the consideration of a range of complex 

sites identified as having ‘less likely’ potential. Much of the dwelling provision is reliant on 

supporting infrastructure delivery”. 
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3.14 It is stated within the Issues and Options consultation document (page 19) that no specific 

sites for new development are proposed at this stage.  However, given the deliberate strategy 

of excluding Green Belt sites and therefore not subjecting such sites to a comparable 

assessments as to their sustainability credentials, the premise for the future spatial distribution 

of non-strategic growth within North Somerset is already confirmed.  The consequence of 

which is that potentially sustainable and deliverable sites, are excluded because they are 

located within the Green Belt, without any assessment as to how such sites/locations 

contribute to the purposes of the Green Belt as defined in the National Planning Policy 

Framework.  

Settlement Hierarchy (Question 8) 

3.15 It is considered that Option 3 (Growth based strategy) represents a positive and pragmatic 

approach to accommodating growth over the Plan period.  In doing so this approach will allow 

for development opportunities to be considered based their individual merits and their capacity 

to deliver sustainable patterns of development assessed through the decision making process.   

3.16 Strict adherence to a hierarchy may artificially constrain the delivery of sustainable 

development simply because of a settlements position within the hierarchy, without any 

appropriate consideration of genuine development opportunities. A hierarchy by default 

implies a cap or restriction on development, either through an allowance to settlements within 

a specific tier in the hierarchy, or by way of a comparator with settlements which may be higher 

tier settlements, i.e. growth at a lower tier settlement should not exceed that of a higher tier 

settlement. 

3.17 The ‘Growth based strategy’ provides greater opportunities for the North Somerset Local Plan 

to implement a spatial strategy that is based on a range of sites in terms of location and size.  

In doing so, this has additional benefits in terms of providing greater flexibility in the overall 

supply of housing, by avoiding a scenario whereby a significant proportion of growth needs 

are focused on a small number of settlements/locations.  

Settlement Boundaries (Question 9) 

3.18 Settlement boundaries are an established policy tool that is linked to the wider settlement 

hierarchy.  As set out in our response to Question 8, a Growth based strategy to inform a future 

settlement hierarchy is supported for the reasons set out above.  Such an approach has 

implications for the approach to Settlement Boundaries in terms of their application, 

specifically, the need to recognise that Settlement Boundaries should not represent an artificial 

constraint to the delivery of sustainable development. 

3.19 The location of a site outside, but adjacent to a settlement, does not render a site 

unsustainable and this should be clearly articulated through the North Somerset Local Plan.   
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3.20 Settlements which currently do not have a Settlement Boundary should not automatically be 

excluded from re-assessment in terms of their position within the settlement hierarchy.  The 

current classification of settlements as ‘countryside’ is not considered appropriate as it implies 

that such settlements are devoid of services and facilities or that such settlements cannot 

contribute to the delivery of sustainable development.  

3.21 In general terms, the approach to the consideration of sites/locations, within the designated 

Green Belt is not supported.  Furthermore, it is considered that the apparent blanket restriction 

of development within the Green Belt will artificially constraint development and critically, 

prevent the sustainable growth of settlements.  Therefore, the ability of lower tier settlements 

to move up the settlement hierarchy, will be prevented due to the failure of the Council to 

consider appropriate development opportunities on sites within the Green Belt.  The approach 

to the Green Belt effectively facilitates the stagnation of those settlements entirely within the 

Green Belt, by excluding genuine sustainable development opportunities from detailed 

assessment. 

3.22 Such an approach is considered to be inconsistent with the National Planning Policy 

Framework and with a particular focus on rural areas the Framework (para 78) is clear that: 

“To promote sustainable development in rural areas, housing should be located where it will 

enhance or maintain the vitality of rural communities.  Planning policies should identify 

opportunities for villages to growth and thrive, especially where this will support local services.”  

3.23 The approach to the settlement hierarchy and settlement boundaries should be set within the 

context of providing a positive policy framework that facilitates sustainable patterns of 

development.  A strategy informed by a settlement hierarchy and settlement boundaries can 

provide certainty that the minimum strategic requirements can be achieved over the Plan 

period.  However, their application should not prevent wider opportunities for development 

from coming forward.  The strategic housing requirement does not and should not, represent 

a moratorium on development in excess of this requirement. 
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4. WIDER OPPORTUNITIES FOR DEVELOPMENT 

4.1 At the heart of the NPPF is a presumption in favour of sustainable development, and for plan-

making, this includes that plans should positively seek opportunities to meet the development 

needs of their area. Paragraph 59 of the NPPF goes on to state that in order to support the 

Government’s objective of significantly boosting the supply of homes, “it is important that a 

sufficient amount and variety of land can come forward where it is needed”. 

4.2 For rural areas, paragraph 77 of the NPPF sets out that planning policies should be responsive 

to local circumstances, and should support housing developments that reflect local needs. 

Paragraph 78 therefore states that housing should be located “where it will enhance or 

maintain the vitality of rural communities”, and that planning policies should “identify 

opportunities for villages to grow and thrive, especially where this will support local services”.  

4.3 Additionally, NPPF paragraph 83 highlights that planning policies should enable the 

sustainable growth and expansion of business in rural areas, including through well-designed 

new buildings. Paragraph 84 then goes on to state that planning policies “should recognise 

that sites to meet local business and community needs in rural areas may have to be found 

adjacent to or beyond existing settlements”, and that the use of sites that are physically well-

related to existing settlements should be encouraged where suitable opportunities exist. 

4.4 It is recognised that the JSP, and therefore the strategic planning framework, is being 

advanced on the basis that its principal objective is to deliver sustainable patterns of 

development. We support the recognition within the JSP of the advantages of locating housing 

where there is good access to employment, leisure and recreation and other complementary 

land uses are recognised as a key indicator of the sustainability credentials of development 

locations. 

4.5 However, the overall strategy is being artificially constrained by the underlying objective to 

protect the Green Belt. Whilst matters related to sustainability and the Green Belt are important 

considerations in the development of the spatial strategy, the objective of retaining the Green 

Belt is not related to sustainability. It is therefore incorrect to conflate matters related to 

sustainability with the Green Belt. 

4.6 To ensure that the JSP is based on the most effective strategy, it is considered that it should 

provide the strategic planning framework that facilitates the delivery of a broad selection of 

sites, in terms of scale and location to ensure that demand is met across the JSP are, and that 

such an approach is reflected in the local plan making process.  

4.7 It is recognised that individual local planning authorities will be responsible for the allocation 

of SDLs and non-strategic sites. Through the JSP, it should be explicit that local plans, when 

considering development opportunities over the JSP Plan period, should not exclude the 

consideration of sustainable development opportunities for non-strategic sites within the 

Green Belt. 
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4.8 In support of our representations, we set out below evidence of such wider, non-strategic 

development opportunities which exist within the North Somerset area. In doing so, this 

demonstrates that with a sufficiently positive and robust strategic framework set out within the 

JSP, such wider opportunities for development can be realised. This will facilitate the delivery 

of a broad range of site options within North Somerset and the wider JSP area to provide 

choice, both in terms of location and product, but critically, providing greater flexibility in the 

supply over the Plan period, thereby reducing reliance upon SDLs. 

Land to the east of Portbury 

4.9 Land to the east of Portbury (Appendix 1) provides the opportunity to deliver a non-strategic 

site (c. 75-100 dwellings) that would benefit from and support existing services and facilities, 

including St Mary’s CoE Primary School associated with the settlement of Portbury. 

4.10 This site is an edge of settlement site that benefits from good access to the strategic road 

network, with Junction 19 of the M5 Motorway accessed to the east via the A369 (Martcombe 

Road). The M5 borders the north of the site with existing residential development along Priory 

Road to the west. To the south runs the High Street, with playing fields and St Mary’s CoE 

Primary School located to the south west of the site. The site is therefore physically contained 

by hard infrastructure and built development on three sides, with playing fields and open fields 

extending eastwards and St Mary’s Church and Cemetery adjacent to the eastern boundary 

of the site. 

4.11 An indicative masterplan has been prepared (see Appendix 2) which demonstrates how this 

site can be delivered in a manner that provides for a logical and coherent edge of settlement 

development at a scale that is proportionate to the existing settlement of Portbury. 

4.12 Development at this location will retain existing sports pitches, whilst providing additional 

amenity provision in terms of useable open space, alongside play areas and allotment 

provision. The indicative masterplan has been prepared to ensure that development proposals 

have due regard to the existing heritage assets, specifically the 12th Century St Mary’s Church 

and Cemetery. 

4.13 The entire Portbury settlement is washed over by Green Belt, and consequently, the current 

adopted North Somerset Core Strategy makes no provision for growth at Portbury. However, 

through the JSP and North Somerset Local Plan 2036, set within the context of our 

representations presented above, this site provides a genuine opportunity to deliver a 

sustainable pattern of development that would support a spatial strategy which delivers a 

range of sites, both in terms of size and locations. The promotion of this site should also be 

considered in the context of NPPF paragraph 138 and the clear direction that when preparing 

plans, local authorities should consider areas inside the Green Belt boundary, towards towns 

and villages inset within the Green Belt as well as locations beyond the outer Green Belt. 
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4.14 We set out below a summary of the five purposes of the Green Belt and the site’s contribution 

to it. 

NPPF Five Purposes Site Characteristics Contribution to 
purpose of 

Green Belt 

To check the unrestricted 
sprawl of large built-up 
areas 

The development site provides a logical 
and coherent extension to Portbury that is 
not out of scale with the existing 
settlement. The development site is subject 
to significant urban influences which 
means that the site is enclosed and 
divorced from the countryside beyond. This 
includes the M5 Motorway to the north, the 
High Street to the South and the existing 
Portbury settlement to the east. 

Limited 

To prevent neighbouring 
towns merging into one 
another 

Development to the east of Portbury will 
not reduce the separation of Portbury to 
other settlements. The site is physically 
contained by existing road infrastructure to 
the east such that there is no impact on 
neighbouring settlements. 

Limited 

To assist in safeguarding 
the countryside from 
encroachment 

Given the physically constrained nature of 
the site, as result of the existing road 
network, the site does not result in any 
encroachment into the wider countryside. 

Moderate 

To preserve the setting and 
special character of historic 
towns 

Portbury is not subject to any specific 
Conservation Area designations. As 
demonstrated in the indicative masterplan, 
the St Mary’s Church Listed building and 
its setting can be protected such that it 
does not result in harm to this asset. 

Limited 

To assist in urban 
regeneration, by 
encouraging the recycling of 
derelict and other urban 
land 

The site is promoted as a positive and 
deliverable sustainable development 
opportunity as part of a wider development 
strategy which includes, brownfield sites, 
large scale Greenfield Strategic Allocations 
and non-strategic sites. 

Limited 

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                            

4.15 For reasons set out above, the principal constraint associated with this site relates to its 

location within the Green Belt. This high level summary of the performance of the site in terms 

of its contribution to the purposes of the Green Belt demonstrates that this site could be 

developed without undermining the overall function of the Green Belt, specifically as it does 

not make a significant contribution to any of the five purposes as defined at paragraph 134 of 

the NPPF. 

4.16 The JSP has an important function, in terms of providing the direction to North Somerset Local 

Plan 2036, and in this regard it should provide a clear direction that Green Belt locations should 

not be excluded from assessment to deliver non-strategic growth through North Somerset 

Local Plan. 
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4.17 In this regard we would welcome the opportunity to work closely with North Somerset Council, 

through the JSP and Local Plan process, to demonstrate how this site can provide a positive, 

deliverable and sustainable non-strategic site option. 

4.18 The North Somerset SHLAA 2018 identifies the site, SHLAA reference HE18157, as being 

within Strategic Flood Risk Assessment (SFRA) fluvial flood zone 3b. The SFRA states that 

all areas in flood zone 3 should be considered as functional floodplain (3b) until an appropriate 

FRA demonstrates otherwise. The SHLAA Part 1 Assessment discounts sites entirely within 

flood zone 3b. However, the 2008 North Somerset SFRA Level 1 states that “If the SFRA 

indicates that a property or possible area for development is within or adjacent to a flood risk 

area, than a detailed Flood Risk Assessment (FRA) will be required to assess the site before 

any decisions can be made”. Nevertheless, the SHLAA Part 1 assessment immediately 

discounts sites stated to be within flood zone 3b, without further assessment.  

EA Flood Map for Planning 

4.19 It is considered that the 2018 SHLAA has incorrectly concluded that the site is located within 

Flood Zone 3.  The Environment Agency Flood Map for Planning identifies the site as entirely 

being within flood zone 1.  

4.20 The EA Map shows areas of flood zone 2 and flood zone 3 to the adjacent north west, but 

these do fall within the boundary of the site. To the north of the M5 motorway, the EA Flood 

Map shows large areas of Flood Zone 3, but that are benefiting from flood defences. 

4.21 Duplicating the EA Flood Map, North Somerset’s Planning Map also identifies the entirety of 

the site as being within flood zone 1.  
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North Somerset Planning Map 

4.22 The Planning Map shows some small areas of Surface Water, to the north and north east 

corner, and towards the south of the site, indicating where surface water flooding could occur 

as a result of rainfall (at 1% chance of it happening in any year). 

4.23 The 2018 SHLAA should therefore be updated to ensure that it is based on an accurate and 

reliable assessment as to the actual flood risk associated with this site.  

Land adjacent to Long Ashton Road (A370) 

4.24 This site (Appendix 3) comprises a triangular piece of land which is enclosed by Ashton Road 

(A370) along its southern boundary and the B3128 along its western, northern and eastern 

flanks. The site is located at the eastern edge of the North Somerset administrative boundary, 

adjacent to the boundary of Bristol City. The site provides opportunities for future development 

either as part of a large urban extension to the south-west of Bristol, or as an expansion of 

existing non-residential development, complimenting existing employment, retail and leisure 

land uses to the south of the A370. The Long Ashton Park & Ride facility is located to the south 

of the site, accessed via the B3128. 

4.25 The recently completed South Bristol Link Road provides access from the A370 to the west of 

the site, through to Hengrove Park to the south of Bristol. This new Link Road also provides 

direct links to Bristol Airport. 

4.26 The site is considered to be very well located to access the Metrobus Network, which is a 

cornerstone of the wider Bristol Transport Strategy. The network extends along the newly 

completed Link Road and the completion of the Ashton Vale to Temple Meads Metrobus Route 

will provide access from the Park and Ride direct into the centre of Bristol. In location terms, 

this site would be entirely consistent with the recognition within the submitted JSP that 

“sustainability is closely related to proximity and accessibility to services and facilities, 

particularly in Bristol, Bath and Weston-Super-Mare” (chapter 3). 
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4.27 The site is located within the designated Green Belt and as such has been excluded from 

consideration as part of a broad location of growth as a Strategic Development Location within 

the JSP. This should not, however, exclude the consideration of this site, through Green Belt 

release in North Somerset Local Plan, based on an objective assessment of its sustainability 

credentials balanced against its contribution to the purposes of the Green Belt. 

4.28 The site provides a genuine development opportunity to deliver residential development as 

part of a wider urban extension to the south west of Bristol, or an employment-led development 

that compliments existing land uses in close proximity to the site.  

4.29 In this regard we would welcome the opportunity to work closely with North Somerset Council, 

through the JSP and Local Plan process, to demonstrate how this site can provide a positive, 

deliverable and sustainable non-strategic site option. 
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APPENDIX 2:  LAND AT PORTBURY INDICATIVE 
MASTERPLAN 
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APPENDIX 3:  LAND AT LONG ASHTON SITE 
LOCATION PLAN  



Land at Long Ashton
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