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 1 INTRODUCTION 

 
1.1 Alder King Planning Consultants have been instructed by The University of Bristol to submit 

representations to North Somerset Council’s Draft Green Belt Assessment (DGBA). 

 

1.2 For ease of reference, this representation has been structured to follow the format of the 

consultation document and its component sections. The key areas of attention will be the 

methodology employed in the DGBA and comments made in respect of land south of Long 

Ashton, identified within the DGBA as ‘Parcel three’. 

 

1.3 A planning application to develop the northern part of Parcel three has been submitted by 

The University of Bristol and is currently pending consideration with the Council. This 

application proposes a mixed use residential scheme on those areas of Parcel 3 which are 

considered suitable for development – land between the railway to the north and the 

ridgeline to the south. It is important to note that the ridgeline to the south of the site is not 

considered suitable for development. Where appropriate reference has been made to this 

application within this representation. 

 

 2 CONTEXT OF THE NORTH SOMERSET DRAFT GREEN BELT ASSESSMENT 

 

2.1 The purpose of the DGBA is to identify those areas of the existing Green Belt which 

contribute most strongly to meeting the five purposes of the Green Belt as set out in PPG2. 

This is in response to the draft South West Regional Spatial Strategy (SWRSS) which 

requires a review of Green Belt boundaries in order to accommodate a planned urban 

extension to South West Bristol.  

 

2.2 As such the DGBA divides the relevant area of Green Belt into 17 land parcels (see 
Appendix 1) which have been scored according to how well they perform relative to each 

other in fulfilling the statutory purposes of the Green Belt:  

 

• To check the unrestricted sprawl of the large built up areas; 

• To prevent neighbouring towns from merging into one another; 
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• To assist in safeguarding the countryside from encroachment; 

• To preserve the setting and special character of historic towns; and 

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

urban land. 

 

2.3 Upon completion of the Green Belt assessment, and after identification of the more 

important areas of the Green Belt, it is understood that a review of the Green Belt 

boundaries will be undertaken in order to facilitate the urban extension.  

 

2.4 With specific regard to Green Belt boundaries, PPG2 acknowledges that a Green Belt can 

be changed only in exceptional circumstances, and must endure. If these tests are to be 

met, PPG2 requires that boundaries should: 

 

• Avoid land needed to be kept open in the long term;  

• Should not be drawn excessively tight around existing built-up areas; and  

• Be clearly defined using recognisable features such as roads, streams, tree belts or 

woodland edges. 

 

 3 REPRESENTATIONS 

 

3.1 As will be evident, objection is made to the DGBA, in respect of the Council’s identified 

methodology and also comments and scores made in relation to Parcel three – land to the 

south of Long Ashton.  

 

Objections to Methodology  
 

3.2 According to the DGBA: ‘the 17 parcels of land have been divided, where possible, by using 

readily identifiable boundaries such as roads, railways, streams, water features, belts of 

trees and woodland’. The division of the Green Belt study area utilising recognisable 

boundaries is supported. Having specific regard to the boundaries of land parcel 3, the use 

of the A370 and associated ridgeline to the south, Wildcountry Lane to the west and the 

railway to the north is supported, as these are considered strong, defensible and 

recognisable boundaries. 
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3.3 It should be noted that Wildcountry Lane is spelt incorrectly within this section of the DGBA 

and elsewhere throughout the document. 

 

3.4 The GDBA assesses the Green Belt against the five purposes as established by PPG2. In 

order to provide consistency, and to be clear as to how the purposes have been interpreted, 

an assessment rationale for each is provided.  

 

3.5 Dealing with each rationale in turn, the following comments are made: 

 

1. To check the unrestricted sprawl of large built-up areas 

 

3.6 Within Para 16.1 it is stated that: ‘the large built-up area is deemed to be the developed area 

of Bristol… [and those]…Parcels of land which are contiguous with this and which restrict 

the further expansion of Bristol are likely to contribute highly to this purpose.” 

 

3.7 In this respect we support the Council’s view that, by implication, Long Ashton is not 

identified as a ‘large built-up area’. 

 

2. To prevent neighbouring towns from merging into one another 

 

3.8 Para 16.2 acknowledges that Long Ashton is identified as a town and we support this 

designation.  

 

3. To assist in safeguarding the countryside from encroachment 

 

3.9 No comment. 

 

4. To preserve the setting and special character of historic towns 

 

3.10 Para 16.4 states that: “in assessing this purpose consideration will be given to the special 

setting and historic characteristics of Bristol and Long Ashton. Regard will be had to the 

historic and landscape setting, prominent views to and from the settlement and the 

gateways and approaches. The setting includes the Ashton Court Estate, important 



University Land at Long Ashton 
 
 
 
 
 
 

 
 
15th April 2010 
  

6

topographical and natural features, as well as landmark buildings, such as Dundry and Long 

Ashton churches’ 

 

3.11 On the basis that the majority of Long Ashton consists of 1920s development supplemented 

with more recent development to the south of the town, it is difficult to appreciate on what 

basis Long Ashton can be considered a historic town. Whilst it is accepted that like many 

towns, Long Ashton benefits from a small historic core, this is subject to a conservation area 

designation which is considered sufficient to preserve this small element of the town’s 

setting and special character. 

 

3.12 Furthermore, we raise issue with the document’s inclusion of landmark buildings within the 

assessment, which in the case of Long Ashton are considered to be the town’s churches. 

Historic buildings do not equate to ‘historic towns’ and therefore should not be considered in 

the DGBA as the preservation of such buildings is subject to separate legislation. 

Furthermore there is only one church within the village of any historic merit and this is 

located on the eastern edge of the town. 

 

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

urban land. 

 

3.13 The assessment rationale for this priority suggests that: ‘if Green Belt is to be released in the 

long term then its release could be phased to ensure that land within the urban area is 

developed first’.  

 

3.14 Any phased release of land after the removal of Green Belt designation is strongly opposed. 

The emerging RSS makes no reference to the need for phasing. It is also important to note 

that in some instances green field land can provide a more sustainable location for 

development as opposed to that previously developed. 

 

Objections to General Approach, Scoring System and Objectives 
 

3.15 At paragraph 17 it is stated that ‘the area of land at south west Bristol has been designated 

because it does perform the Green Belt functions identified in PPG2' and that ‘this 
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assessment merely identifies how well each one of the parcels perform relative to each 

other.’ 

 

3.16 It is considered presumptuous to simply assume that by virtue of its original designation as 

Green Belt, the land is still required as such. In this respect the DGBA should,  in addition to 

assessing the parcels of land relative to each other, also assess whether each parcel still 

fulfils the functions of the Green Belt.  If the ultimate objective of this DGBA is to inform the 

re-designation of the Green Belt boundary, then this in itself indicates that circumstances 

have changed and that, by virtue of the very special circumstances created by the urgent 

requirement for new housing and employment land identified in the SWRSS, some of the 

previously developed land within the study area may need to be removed from the Green 

Belt.   

 

Scoring System 

 

3.17 A comparable assessment of the various parcels’ ability to perform Green Belt functions is 

not considered an appropriate basis for the DGBA. Furthermore, it is considered that the 

explanation concerning the application of the scoring system is ambiguous. A more robust 

approach would be provided by an independent, qualitative assessment of each site 

exploring the individual merits of each parcel as Green Belt. Such an approach would also 

provide the opportunity to ascertain if individual parcels still function as Green Belt. 

  

3.18 Notwithstanding the above, if the Council is determined to maintain this approach, then the 

scoring system should be revised to take account of those parcels of land which no longer 

fulfil the function of the Green Belt. To this extent, and purely for the purpose of this 

representation, an additional score of ‘0’ has been suggested as a means of reflecting 

instances where a parcel does not contribute towards one of the five purposes of the Green 

Belt.  

 

Green Belt Objectives  

 

3.19 Para 19 of the DGBA reiterates the PPG2 land use objectives for Green Belt. Despite 

acknowledging that the objectives are: ‘not criteria for deciding whether an area of land 
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should be in the Green Belt’, the ability of parcels to fulfil these land use objectives has been 

included in the assessment.  

 

3.20 This supplementary assessment is not considered necessary and serves to over complicate 

what is already a confusing and ill conceived assessment. 

 

 4 OBJECTION TO PARCEL THREE ASSESSMENT 

 4.1 As has been highlighted, the DGBA assesses each site having regard to the five Green Belt 

priorities set by PPG2 

 4.2 Dealing with each of the priority areas in turn: 

 

1. To check the unrestricted sprawl of large built up areas 

 4.3 It is unclear why this paragraph makes reference to the fact that: ‘the Green Belt designation 

in this area has checked the southwards sprawl of Long Ashton’. It is previously noted in the 

methodology (para 16.1) that Long Ashton is not defined as a large built up area, therefore 

this comment is not relevant and should be removed. It seems clear that the railway, which 

is largely in deep cutting along the southern boundary of Long Ashton, has hitherto provided 

a natural defensible boundary to development south of the village.  

 4.4 In addition the Council acknowledge that the parcel is: ‘physically separate from the Bristol 

urban area’ therefore when considered against the fact that Long Ashton is not a ‘large built 

up area’ it is unclear why the parcel has been scored ‘2’, which suggests that the parcel is of 

equal importance to those adjacent to large built up areas. 

 4.5 This is clearly not the case, and on the basis that Parcel 3 does not restrict the sprawl of a 

large built up area the score should be revised to ‘0’. 
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2. To prevent neighbouring towns from merging into one another  
  

 4.6 When considering the potential for towns merging, the DGBA assesses the effectiveness of 

the parcel in preventing the merger of Long Ashton and Bristol. In this respect it is stated 

that parcel 3 is: ‘currently some distance from the Bristol Urban edge [and]… physically 

separate from the Bristol urban area’.  

 4.7 On this basis it would be expected that the parcel would have minimal value in terms of 

preventing the merger of towns, however the parcel is awarded a score of ‘2’, making it of 

equal importance to other parcels which are situated directly between Long Ashton and 

Bristol, adjacent to the Bristol urban fringe. 

 4.8 The rationale for this high score is the fact that: ‘future proposals could mean that this site 

would be seen as a very important Green Belt site which would play a key role in preventing 

the merger of Long Ashton with any Bristol urban extension’. 

 4.9 This argument is based on speculation that the urban extension to Bristol will be built and 

that it will extend up to the A370. It therefore does not form a robust justification for 

maintaining this site within the Green Belt. If the DGBA is to maintain any semblance of 

robustness, then the importance of each parcel’s contribution to the purposes of the Green 

Belt should not be determined on conjecture, but on the facts as they currently are.  

 4.10 Regardless of any future development proposals, when assessed on its individual merits 

and contribution to the Green Belt (as this study should do), development on parcel three - 

especially given that the only development proposed is north of the ridge line, - would not 

result in the coalescence of Long Ashton with other settlements, including Bristol, as there 

are no existing settlements immediately to the south of the site.  

 4.11 Notwithstanding the above, if future proposals were to come forward, it is considered here 

that the existing ridgeline (extending through Hanging Hill to the east) and the A370 to the 
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south of the parcel would provide a buffer to development thus ensuring the separation of 

parcel three from future development proposals should they occur.  

 4.12 Having regard to the above, the score for Parcel 3 should be revised to ‘0’ as it plays no role 

in preventing neighbouring towns from merging.  

3. To assist in safeguarding the countryside from encroachment 

 4.13 After undertaking an analysis of planning history, the DGBA concludes that land parcel three 

has been subject to ‘little past encroachment pressure. This may in part be due to the fact 

that the site is bounded on two of its sides by the railway and A370 and has not been very 

accessible’. The Council’s recognition that the parcel has not been subject to encroachment 

pressures, and that it has strong physical boundaries, is supported.  

 4.14 Having regard to the above, it is not understood why the parcel has been deemed to be of 

equal importance to other Green Belt sites, when there are no encroachment issues. 

 4.15 Furthermore there is confusion surrounding the reference to the site’s potential role in 

forming: ‘part of the strategic green infrastructure running between Long Ashton and the 

ridge line into Bristol’. Again such a statement appears to be based on speculation which is 

not an appropriate consideration within this study.  

 4.16 On the basis that the Council have accepted that there is minimal encroachment pressure 

concerning the parcel, the score should be amended to ‘1’. 
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4. To preserve the setting and special character of historic towns 

 4.17 The DGBA refers to the fact that Long Ashton is: a linear settlement and that development 

on parcel three would therefore alter the historic pattern of development. 

 4.18 As touched upon earlier, the historic pattern of development at Long Ashton consisted of 

limited development in a linear pattern along the main road until the late 1920’s early 1930’s 

when development encroached onto the slopes of Ashton Hill.  

 4.19 In the last 80 years the village has grown considerably, in a northerly direction along the 

steep slopes of Ashton Hill and south towards the railway line. Over the past 10 years there 

has been further growth at the west end of Long Ashton, within the grounds of the former 

Long Ashton Research Station. Since 1980 all major development in Long Ashton has taken 

place in a southerly direction towards the railway line. 

 4.20 Regardless, as Long Ashton is not a historic town, any assessment which assumes that it is, 

is flawed. 

 4.21 The assessment continues by assessing views from within the town itself with the purpose 

of such an approach is unclear. Notwithstanding the fact that Long Ashton is not a historic 

town, the priority of the Green Belt should be to protect the character and setting of historic 

towns, not views from them!   

 4.22 On the false assumption that Long Ashton is a historic town, parcel three has been awarded 

a score of 3. Such a score is ill conceived and on the basis that Long Ashton is not a historic 

town this should be amended to 0.  

 

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

 4.23 The DGBA has scored all sites as having equal importance in encouraging brownfield 

regeneration stating that: ‘Restricting development on green field land adjacent to urban 

areas assists in encouraging the use of brown field sites’. Recognition needs to be made of 

the fact that in some instances the development of green field land can be more sustainable 

than development of brown field land, in particular when the green field site is in close 
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proximity to existing settlements with associated infrastructure and services, as is the case 

with parcel 3. 

 4.24 Although we agree with encouraging the utilisation of Brownfield land, there is only a finite 

amount within the existing urban areas, including Long Ashton. Due to the requirement to 

accommodate the additional housing numbers as set out in the SWRSS it is inevitable 

therefore that some of this will need to be accommodated on green field sites, including on 

sites within the Green Belt in the form of an urban extension.  

 4.25 This site currently has a score of 2 under this heading which is considered consistent with 

the scores awarded to other parcels. 

Parcel 3 Green Belt Objectives 

 4.26 In relation to this section of DGBA it is not clear why comments have been made against the 

Green Belt objectives as it is stated earlier in the consultation document that these are not 

criteria which should be used to assess whether a site should be included within the Green 

Belt 

 4.27 All of these comments should therefore be disregarded and removed from the assessment 

as their inclusion results in an unnecessarily long and convoluted document.  

 

Parcel 3 Conclusion 

 4.28 The conclusion to this section states that this site is important to the Green Belt as it plays 

an important role in preserving the special character of historic settlements and maintains 

the separate identity of Long Ashton.  

 4.29 On the basis that Long Ashton is not a historic settlement there is no requirement for the 

parcel of land to be designated as Green Belt in this respect.  

 4.30 With regard to loss of settlement identity, this would only occur as a result of settlement 

coalescence. As highlighted, there are no settlements to the south of the parcel with which 

Long Ashton could be merged therefore development of Parcel 3 would still retain identity as 

an extension to the existing town. Its development layout and characteristics would be taken 



University Land at Long Ashton 
 
 
 
 
 
 

 
 
15th April 2010 
  

13

from Long Ashton – thus it would form an extension in its own image, independent from 

Bristol. 

 4.31 The updated DGBA score matrix, at Appendix 2, revised to take account of the updated 

scores for Parcel 3 as per this representation, demonstrates that the Parcel is no longer 

performing the functions required of Green Belt land. It should be noted that the matrix 

scores for other parcels have not been revised. 

 4.32 It is repeatedly emphasised throughout this consultation document how parcel three has 

strong boundaries to development including the natural landforms of the ridge south of Long 

Ashton and ‘Hanging Hill’ to the west of Yanley as well as the A370 to the south and 

Wildcountry Lane to the west which would provide recognisable and defensible boundaries.  

 4.33 The overall conclusions stated in the consultation document need to be revised so that any 

mention of the impact of potential development proposals is removed.  

 4.34 The next step will be to identify new boundaries for the Green Belt in order to accommodate 

a South West Bristol Urban Extension. These boundaries will need to ensure that the 

remaining Green Belt areas fulfil their purposes as effectively as possible. Parcel three is 

one parcel that could be removed from the Green Belt as it currently does not fulfil the 

fundamental aim of the Green Belt in preventing urban sprawl, but does have easily 

recognisable, defensible and enduring boundaries. 
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Appendix 2 
 
Site 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 
1. To check the 
unrestricted 
sprawl of built up 
urban areas 

2 3 0 2 2 1 1 2 2 2 3 1 2 2 2 3 3 

2. To prevent 
neighbouring 
towns from 
merging into one 
another 

3 3 0 2 3 1 1 1 1 2 2 1 1 1 2 2 1 

3. To assist in 
safeguarding the 
countryside from 
encroachment 

3 3 2 3 3 1 3 2 3 1 2 2 3 3 3 3 3 

4. To preserve 
the setting and 
special character 
of historic towns 

3 3 0 2 2 1 3 2 2 2 3 2 2 2 2 2 3 

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

2 2 2 2 2 2 2 2 2 2 2 2 2 2 2 2 2 

Totals 13 14 4 12 12 6 10 8 10 9 12 8 10 10 11 12 12 
 
  



 




