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1. INTRODUCTION 

1.1 This Response is submitted on behalf of the Long Ashton Land Company, which 

has an ownership interest in respect of land adjoining the western edge of Long 

Ashton. It is structured to follow the agenda headings set out for the forthcoming 

Examination Hearings. 

1.2 The Response relates to the ‘North Somerset Council Position Statement in 

response to the Inspector’s agenda and questions’ (Ref RCS-1) and follows the 

heading format used in the Council’s document. 
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2. STRATEGIC CONTEXT 

  

2.1 The Council’s Position Statement (PS) sets out the arrangements for joint working 

between the four West of England authorities. It refers at paragraph 5 to North 

Somerset Position Statement RED/12, which in turn cites the West of England 

Strategic Framework. This latter document includes an ambition for the West of 

England to be ‘One of Europe’s fastest growing sub-regions….’ (p8) and an 

objective to ‘Actively manage patterns of growth to make the fullest possible use of 

public transport, walking and cycling and focus significant development in locations 

which are or can be made sustainable.’ This suggests that planning for the housing 

requirement in North Somerset should actively support the growth of Bristol as the 

economic driver for the sub-region, taking account of the needs of the Bristol 

economy and directing some of the planned housing provision to locations that 

benefit from sustainable links with the city. 

 

2.2 The PS acknowledges (paragraph 30) that much of the northern part of North 

Somerset is functionally related to Bristol and will continue to be. But, rather than 

recognise the need to optimise this relationship, it then goes on to state that 

provision of jobs in Weston Super Mare will have wider beneficial impacts, 

including the provision of employment opportunities to economically active 

residents who might otherwise need to commute to Bristol. However, for those in 

the north of the district Bristol is closer and, from settlements such as Long Ashton, 

sustainable travel modes are available. 

 

2.3 At paragraph 9 the PS refers to a statement confirming that there is no unmet need 

in Bristol for which provision currently needs to be made. This is based upon the 

housing requirement within the adopted Bristol Core Strategy. However, the level 

of planned housing in Bristol was found by the Inspector examining the Core 

Strategy (paragraph 48 of the Inspector’s report) ‘….very unlikely to meet, and 

could fall very substantially below, the potential housing demands in Bristol….’ 

Even with a higher level of delivery anticipated by the Council, the Inspector 

concluded that economic growth could be restricted as a result of insufficient 

supply. In effect, with the limited availability of land within the city and the 

unwillingness of adjoining authorities to cooperate in addressing Bristol’s housing 

requirement, land supply has acted as the main determinant of Bristol’s planned 

housing provision (Inspector’s report paragraphs 52 and 54). The argument is 
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therefore circular, in that a refusal to support the city of Bristol, through provision of 

dwellings outside its boundary, results in the city having to adopt a level of planned 

housing provision that is likely to prove inadequate and which, in turn, is cited as 

evidence that there is no requirement for adjoining authorities to provide homes to 

contribute to need arising in Bristol. 

 

2.4 At paragraph 7 the PS explains that the West of England is considering the 

preparation of a joint planning statement. This is however for the future. 

 

2.5 It is clear therefore, that notwithstanding the joint working arrangements between 

the West of England Authorities, the North Somerset Core Strategy has not been 

prepared within the context of an appropriate strategic view. 
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3. HOUSING REQUIREMENT 

3.1 The Council PS states at paragraph 14 that the new evidence on the housing 

requirement provides an up to date, full and objective assessment of the 

components of housing need. It does not however provide an up to date, full and 

objective assessment of the geography of housing need on the basis of the 

housing market area. It is confined to the North Somerset administrative area. 

 

3.2 At paragraphs 15 – 18 the PS confirms that the approach to assessment of 

housing need is not National Planning Policy Framework compliant but contends 

that this is not an appropriate test given the specific circumstances of the 

examination of remitted policies. The document goes on to suggest at paragraph 

17 that the judge in the High Court case was not anticipating the need for a new 

SHMA. However, while the judgement considered that extensive further delay in re-

adopting the remitted policies was not inevitable, because the timing of any further 

work was in the Council’s hands, this cannot reasonably be construed as a view 

that an NPPF compliant SHMA would not be required.  

 

3.3 The PS contends (paragraphs 17 and 20) that the Examination is looking solely at 

the issue of latent demand. However, it is clear from the Approved Addendum 

Judgement of the High Court (Paragraph 24) that the Examination is not restricted 

to consideration of provision for latent demand. 

 

3.4 In these circumstances, it can therefore be agreed that the assessment of housing 

need is not a full and objective assessment consistent with national policy. The 

implications of this are matters for debate via the forthcoming hearings 
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4. HOUSING STRATEGY 

4.1 The PS (paragraph 38) refers to the recommended average requirement of 812 

dwellings p.a. However, the Edge Analytics report commissioned by the Council 

recommended that the range of ‘current trend growth’ scenarios be adopted for the 

purposes of reviewing the level of future housing provision. This range is 812 -

1,018 dwellings p.a. and results in a total housing requirement range of 17,130 to 

20,220.  

4.2 At paragraph 41 the PS states that the housing requirement has not been informed 

by capacity constraints. However, a reasonable interpretation of the Report to the 

Council: Core Strategy: Examination of Remitted Policies on 12 November 2013, 

as the basis for agreeing the proposed amendment of policy CS13, is that the 

decision was informed by assumptions on: 

 the quantum of housing considered to be deliverable 

 the fit with the spatial strategy, including the avoidance of Green Belt review  

 preservation of the employment-led approach.  

 

4.3 These are all cited as outcomes in paragraph 3.12, immediately after the statement 

in the report proposing that 17,130 be adopted as the identified dwelling 

requirement. 

4.4 This report then goes on to acknowledge that the proposed housing requirement is 

at the bottom of the ‘current trend growth’ range recommended by Edge Analytics 

but that flexibility is provided by anticipated adjustments in commuting ratios. 

However, the commuting ratio is applied to the ‘jobs-led scenario’ in the Edge 

Analytics report (RED/05. Paragraph 5.23). Under that scenario, which is not the 

one used by the Council to propose its total dwelling requirement, the commuting 

ratio may continue to reduce. However, given the complexities of the labour market 

and the range of opportunities provided by Bristol, such an assumption poses 

significant risks. If the commuting ration reduces to 1.15 rather than 1.10, the total 

dwelling requirement would be 20,775, a figure that is very close to the figure of 

20,220 at the upper end of the ‘current trend growth’ range used by the Council as 

the basis for proposing its total housing requirement.  
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5. CONCLUSIONS 

5.1 The Council’s PS therefore helps confirm and highlight that: 

 The Core Strategy has not been prepared within a satisfactory strategic 

context that, in particular, recognises the quantum and pattern of 

sustainable development needed in relation to the city of Bristol. 

 The Core Strategy fails to consider the potential for a review of the Green 

Belt to facilitate sustainable development, within the context of the 

functional relationship with Bristol, while safeguarding the purposes of 

including land within the Green Belt. 

 The assessment of the housing requirement is not compliant with the 

requirements of national policy. 

 The reasons for selecting the bottom of the range housing requirement 

figure from the ‘current trend growth’ scenarios is not soundly based and it 

is likely that the full and objectively assessed housing requirement is 

significantly above 17,130. 
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