North Somerset Local Plan
Preferred Options Consultation
Representations by Savills on behalf of Taylor
Wimpey
April 2022

North Somerset Local Plan – Preferred Options Consultation
Representations by Savills on behalf of Taylor Wimpey

Contents
1.
2.
3.
4.
5.
6.

Introduction
Vision, Strategic Priorities and Sustainability Objectives
Strategic Policies
Policy LP1: Wolvershill (North of Banwell)
Policy LP2: Yanley Lane (Woodspring Golf Course)
Development Management Policies

1
3
5
16
17
51

Appendices
Appendix NM1:

Plan of the Land Controlled by Taylor Wimpey

Appendix NM2:

Yanley Lane Vision Document

Appendix NM3:

Mobility and Movement Strategy

Taylor Wimpey

April 2022

North Somerset Local Plan – Preferred Options Consultation
Representations by Savills on behalf of Taylor Wimpey

Executive Summary
a. This representation is submitted by Savills on behalf of Taylor Wimpey in response to the current consultation
on the Preferred Options draft of the Local Plan. Taylor Wimpey is broadly supportive of the vision, strategic
priority and many of the policies contained in the Preferred Options Local Plan, in particular the proposed
allocation of land for a new community known as Yanley Lane.
b. The strategic allocation at Yanley Lane (Woodspring Golf Course) is a sound, rational and logical component of
the Local Plan. Indeed, it is:
•

justified when considered against all of the reasonable alternatives available to the authority. The lack
of sustainable options outside of the Green Belt in order to meet the identified housing need constitutes
the ‘exceptional circumstances’ which, in accordance with national policy, justifies the release of the
land from the Green Belt;

•

developable within the plan period, with all of the land required for the development available from the
outset and capable of being delivered viably within the timeframe of the plan period. Key to this is that
the vast majority of the allocation is in the control of a single developer without any legal restrictions or
limitations on either the delivery of a comprehensive planning permission or development; and

•

sustainable, resulting in net gains to all three pillars of sustainability - environmental, social and
economic. A ‘policy on’ analysis of the site against the Sustainability Appraisal objectives reveals that
the development would have a considerably more positive impact upon the Council’s sustainability
objectives than is adjudged to be the case in the published Sustainability Appraisal.

c.

Whilst we fully support the allocation of the proposed new community and consider it represents a highly
sustainable form of development, there is an opportunity to further enhance the allocation and make greater
environmental, social and economic gains. To achieve these gains Taylor Wimpey propose that additional land
within its control is brought into the allocation. This land, which is located to the north of the railway line and west
of Colliters Way, is extremely well placed to accommodate a secondary school which would meet the needs of
the new community and the existing residents of North Somerset, and provide land for a very significant economic
growth opportunity which would create a substantial number of new high value jobs and other financial benefits
to North Somerset.

d. Moreover, the proposed expansion of the allocation would represent a sound means of increasing housing
delivery in North Somerset in order to address the residual shortfall that exists in the Preferred Options
Document. It would do so not by delivering housing directly but by relocating and enhancing elements of the
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non-residential uses proposed within the new community allocation, thereby increasing the quantum of
residential land and consequently the number of new homes.
e. In addition to the education and economic benefits of the expanded allocation, providing further homes within
the new community would have a number of benefits. It would not only help close the gap in the residual housing
requirement but it would provide a substantial increase in the number of affordable homes in a highly sustainable
location. The greater quantum of homes would also increase the critical mass of residents using the new services
and facilities delivered as part of the development, enhancing viability and justifying a wider range and larger
size of uses which would enable future residents to meet more of their daily needs within the new community
and therefore without having to travel further afield. Finally, more homes would inevitably increase the financial
contributions from the development towards infrastructure provision, helping to support and sustain enhanced
services funded through the development.
f.

Taylor Wimpey recognise that this land falls within the Green Belt, however, there is potential to mitigate the
impact on openness through careful design and landscaping.

The substantial benefits arising from the

development outweigh the residual / mitigated harm to the Green Belt and collectively comprise the ‘exceptional
circumstances’ that justify the release of land from the Green Belt.
g. Within this representation comments are also provided on a number of the other strategic, locational and
development management policies contained within the Preferred Options Local Plan. It is crucial that a sound
plan is put in place to guide future development proposals in North Somerset and deliver the Council’s objectives.
Our representation to these policies relate to and seek to address the soundness of the plan. Changes are
proposed where this is considered necessary.
h. Overall we consider that the Preferred Options Consultation Document represents a positive next step in the
preparation of the Local Plan. There are changes which we believe can and should be made, however these do
not depart fundamentally from the published document.
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1.

Introduction

1.1

As the Preferred Options document eloquently articulates, change is inevitable and necessary. The option
of standing still and saying ‘no’ to development does not exist. Notwithstanding the Government’s national
planning policies and the Standard Method for establishing the scale of housing need, new homes and jobs
are required to support the growing communities of North Somerset. The role of the new Local Plan is to
manage that change and to do so in a way that both maximises the positive opportunities that new
development brings, and mitigates the challenges that arise.

1.2

The Yanley Lane site controlled by Taylor Wimpey is absolutely the right location to accommodate a large
proportion of the change needed during the plan period. It is exceptionally well placed to deliver a sustainable
new community which meets the housing and employment growth needs of the North Somerset in a location
which has genuinely attractive and viable alternatives to the private car.

1.3

When the wider land controlled by Taylor Wimpey was previously promoted through the Joint Spatial Plan
(JSP), it was promoted for a mixed-use new community including circa 4,500 homes, a secondary school,
primary schools, a town centre / community hub, employment land etc. The proposals prepared at that time
were designed to demonstrate how a sustainable new community could be delivered in this highly accessible
location close to Bristol alongside the supporting community and social infrastructure which would enable
the community, as well as nearby residents and businesses, to thrive.

1.4

The objective of creating a thriving new community with good access to Bristol remains but the approach to
and form of the development has changed.

Whilst the thorough knowledge of the opportunities and

constraints remains, the previous proposals for The Vale have been set to one side. In their place Taylor
Wimpey wish to work closely with the members and officers of North Somerset Council (NSC) and the local
community to develop proposals which will deliver a high quality environment in which the new community
will live, work and play.
1.5

A further change which has happened since the JSP is the emergence of an exceptional quality partner with
whom Taylor Wimpey intend to work on the delivery of a major new employment campus as part of the new
community. Epic Systems Corporation (from here on referred to as ‘Epic’), a multi-national software company
in the healthcare sector, has its global headquarters in Verona, Wisconsin. The company currently employs
circa 350 people in various office space within Bristol City Centre but is expecting further growth over the
next few years and want to bring all their UK-based staff together in one location. Epic has selected the
Bristol area as the preferred destination for its regional campus where they are planning continued growth.

1.6

Having initially considered a large number of options, Epic has decided that its preferred destination is the
land to the south west of the Long Ashton Park & Ride, between the A370, the South Bristol Link Road and
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the railway line. This represents a truly exceptional opportunity for North Somerset to benefit from a very
significant level of inward investment, deliver new employment in the medium term, enhance the economic
growth potential across the remainder of the authority area in the long-term and secure a substantial boost
to income through business rates.
1.7

Moreover, Epic is passionate about creating an environment that attracts and retains its highly qualified and
skilled workforce.

To that end they are committed to significant investment in a campus that will be

exceptionally well designed, with a goal of achieving net zero carbon in construction and operations and set
within a well landscaped environment. There is also the potential to fund and deliver a train station as part
of the Campus on the line between Weston-super-Mare and Bristol Temple Meads which would benefit not
only sustainable travel movements to the employment campus but provide a service that benefits the existing
residents of Long Ashton and the new community.
1.8

It is our intention to assist the authority in the preparation of a sound Regulation 19 Submission Plan. We
have therefore reviewed the draft policies of the Local Plan from the perspective of an applicant preparing a
planning application and in the context of the tests of soundness in Paragraph 35 of the Framework. In so
doing we have carefully considered all of the policies in the draft plan and supporting evidence. Where we
consider that changes should be made, we have explained these changes and their rationale.

1.9

After this consultation period has ended, we would welcome the opportunity to continue the engagement with
officers and members over the coming months to develop the proposals further.
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2.

Vision, Strategic Priorities and Sustainability Objectives

2.1

Taylor Wimpey broadly support the proposed Vision, Strategic Priorities and Sustainability Objectives of the
Preferred Options Local Plan.

2.2

The Strategic Priorities outline the key policy themes for the Local Plan and provide a high-level steer on the
direction of travel for the subsequent policies. Our only comments on these relate to detailed points with the
proposed wording of some of these priorities and how they are expressed. We have explained these
comments below and the changes we propose:
•

the eighth bullet point makes reference to “genuine affordable housing” (emphasis added). Whilst we
recognise that there is a wide range of housing needs, including many households who are in desperate
need of heavily subsidised rental housing, there are also many households who are currently unable to
buy their first home due to the cost of housing and the affordability crisis. Affordable housing is, by
definition, housing which is available to meet the needs of those who are unable to afford to buy or rent
on the open market. Whether it is discounted market housing for first time buyers or social rented
housing for recipients of housing benefit, it is meeting a genuine need that exists within the population
of North Somerset. It is somewhat unhelpful and potentially misleading to include the word “genuine” in
this Strategic Priority; we would therefore recommend its removal.

•

the tenth bullet point refers to density and the aspiration to deliver higher densities through good design.
We have no objection to higher density development in suitable locations and where this is consistent
with prevailing character of the area, however, we question whether the achievement of higher density
should be a priority of the plan for its own sake and without caveat. There are two reasons for this:
o

First, whilst the Framework endorses higher density development it does so subject to a number
of caveats. These caveats are very important as density for density’s sake may have a number
of negative consequences which planning should rightly seek to avoid; and

o

Second, North Somerset forms part of the wider Bristol Housing Market Area (HMA).

In

determining the range of housing tenures, sizes and forms, it is crucial that the authority has
regard to the needs, construction pipeline and likely future development opportunities that are
arising across the HMA as a whole and not solely within North Somerset. Within the Bristol HMA,
traditionally North Somerset has provided a large proportion of larger, family homes, in many
cases meeting the needs of those households looking for a greater amount of indoor and outside
space. In contrast, within Bristol City approximately 85% of the past completions and future
housing pipeline is in the form of apartments. Whilst higher density development may be
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appropriate in some locations within North Somerset, a desire to increase density must be
balanced with meeting the range of housing needs that exist across the HMA. Further comments
on the policy approach to density are provided later within this representation in relation to Policy
DP8.
2.3

Notwithstanding the above, it is quite apparent that the proposed allocation at Yanley Lane (Woodspring Golf
Course) is capable of contributing positively to the achievement of the Council’s Strategic Priorities. The
proposed development is in a highly accessible location with good access to active travel and public transport
opportunities, and in close proximity to a wide range of jobs. The development itself will deliver infrastructure
improvements including place for work, education, shopping, community interaction, leisure and recreation.
Health and well-being will be built into the proposals from the outset as well and integrated blue/green
infrastructure network. In all respects, the development will therefore help achieve the stated Strategic
Priorities of the Local Plan.

2.4

The Sustainable Development Objectives are a list of 15 objectives against which the policies and proposals
of the Local Plan will be tested through the Sustainability Appraisal. Later in this representation we explain
why we consider that the proposed development at Yanley Lane and the expansion area to the north
represent sustainable development opportunities consistent with the vast majority of these Local Plan
objectives.
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3.

Strategic Policies
Policy SP1: Sustainable Development

3.1

This draft policy requires development in North Somerset to demonstrate how it contributes to the
achievement of sustainable development. It sets out a list of sixteen bullet points which development should
demonstrate, where appropriate. Whilst we support the intent of this policy and recognise the importance of
sustainable development, the policy wording is considered to be too high level to serve any meaningful
purpose as a strategic policy in the determination of planning applications. Furthermore, a number of the
individual bullet points are duplicated later within development management policies and in some cases are
not entirely consistent.

3.2

Paragraph 21 of the Framework, explains that strategic policies “should be limited to those necessary to
address the strategic priorities of the area … to provide a clear starting point for any non-strategic policies
that are needed. Strategic policies should not extend to detailed matters that are more appropriately dealt
with through … other non-strategic policies”. Further, paragraph 16(f) of the Framework requires plans to
avoid “unnecessary duplication of policies that apply to a particular area”.

3.3

We understand why, for a local authority which has declared a climate emergency, there is a desire to put
sustainable development and climate change policies front and centre in the Local Plan. However, the
policies do not sit comfortably in the strategic policies section of the plan. Much of what they are trying to
achieve can and indeed is better covered by detailed development management policies.

3.4

In light of this, and for consistency with the Framework, we consider it would be preferable to convert this
policy into supporting text which, in effect, sets the scene for the detailed development management policies
which follow later in the draft Plan.
Policy SP2: Climate Change

3.5

This draft policy requires development proposals to demonstrate how they will address climate change
mitigation and adaptation, encourage decarbonisation of energy and transport, and support the delivery of a
carbon neutral North Somerset by 2030. Development proposals will be supported if they are in line with the
eleven bullet points listed.

3.6

Whilst we support the intent of this policy and recognise the importance of considering climate change in the
decision-making process, we have the same concerns regarding this policy wording as we do for Policy SP1.
Indeed, its content is not naturally covered in a strategic policy and much of it is later duplicated within the
development management policies.
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3.7

The danger of having duplicate policies which cover the same matters is that they are inconsistent and set
differing requirements. For example, Policy SP2 states development proposals will be supported where they
deliver a net zero energy standard, while Policy DP6 requires all new buildings to achieve net zero operational
energy compliance in respect of both regulated and unregulated energy now and net zero embodied carbon
by 2030. This inconsistency in approach creates ambiguity for both developers and decision makers.

3.8

In light of the above, and in order meet the requirements of the Framework as with Policy SP1 we consider
this policy test would be better suited to supporting text, albeit with amendments to avoid any inconsistencies.
Policy SP3: Spatial Strategy

3.9

This draft policy sets out the overall approach for the location of development within North Somerset over
the plan period. We provide comments in relation to individual aspects of the policy wording in turn below.
1.

‘The Local Plan makes provision for a minimum of 20,085 new dwellings and 70 ha employment land
within North Somerset over the plan period 2023-2038.’

3.10

As previously outlined within Representations made in response to the Pre-Commencement Document in
March 2020, we have concerns over the soundness of both the start and end dates of the proposed plan
period and the effect of these on the overall housing requirement. We do not reiterate these again here but
direct officers back to our previous submission in March 2020.
2.

‘Priority will be given to locating new residential and mixed-use development in or close to urban areas
where there is an existing or proposed wide range of facilities, services and jobs, and there are
opportunities to encourage active travel, particularly at locations which are currently, or have the
potential to be, well served by public transport.’

3.11

We strongly support the approach adopted within this wording, which encourages residential and mixed-use
development in or close to urban areas that can and/or do provide a range of facilities, active travel
opportunities and public transport. Transport accounts for approximately one third of carbon emissions
across the UK as a whole. It is entirely consistent with national policy and the Council’s declaration of a
climate emergency to prioritise development in locations which are or can be made accessible to a wide
range of services and facilities. There are also further social and economic benefits to minimising travel, and
in particular work-based commuting.

3.12

Policy SP3 is very broad in its approach. What it does not explicitly acknowledge is that within North
Somerset there is a hierarchy of settlements with some offering a far wider range of services and facilities
than others. Those settlements with a greater level of provision are typically better placed to accommodate
a greater scale of development in a more ‘sustainable’ manner.
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3.13

When considering the hierarchy it is important not to confine the analysis only to those settlements within the
authority area. The urban edge of Bristol abuts part of the administrative boundary with North Somerset and
development which has potential to connect sustainably into the services and facilities of Bristol is capable
of accommodating a greater scale of development and should be higher up the hierarchy than the towns and
villages within North Somerset.

3.14

It not just the sustainability of the settlements themselves though which should inform the spatial strategy but
a broader understanding of the dynamics of the housing and employment markets. Bristol has a major
bearing on both the housing and employment markets of North Somerset. In relation to employment, as the
Stage 3 Transport Assessment concludes:
“Commuting patterns of the four main towns have been analysed. Clevedon, Nailsea and
Portishead show a high level of out-commuting to Bristol. Weston-super-Mare shows significantly
higher levels of self-containment, albeit Bristol still exerts a reasonable draw”.

3.15

The ability to connect into the employment opportunities within Bristol via sustainable modes of travel will
therefore have a significant bearing upon levels of travel, car use and ultimately the achievement of the
authority’s climate emergency and sustainability objectives.

3.16

The housing market of North Somerset has similarly close ties with Bristol. Evidence published by ONS 1
demonstrates that over the past five years there has been the following flow of people between the
authorities:
Net Flow into North

Year

Bristol > North Somerset

North Somerset > Bristol

2020/21

2,431

1,053

1,378

2019/20

3,040

1,326

1,714

2018/19

2,935

1,289

1,646

2017/18

3,160

1,270

1,890

2016/17

2,810

1,210

1,600

Total

14,376

6,148

8,228

Somerset from Bristol

1https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/migrationwithintheuk/datasets/ma

tricesofinternalmigrationmovesbetweenlocalauthoritiesandregionsincludingthecountriesofwalesscotlandandnorthern
ireland
Taylor Wimpey
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3.17

Indeed, over the five years, on average there has been 1,646 people moving to North Somerset from Bristol
each year. The evidence provides no explanation why there is this flow, however, based on experience of
the wider housing market, it is likely to be a result of the constrained supply in the Bristol market not matching
demand and the inevitable flow of households to locations further afield to meet their housing needs. The
shortage of family housing is particularly acute due to the high proportion of apartments in Bristol. This has
resulted in many families moving to the towns and villages of North Somerset to find suitable accommodation.

3.18

Many of the households moving to North Somerset will retain strong functional links with Bristol whether that
is for employment, education or otherwise, with the net result being high levels of commuting back from North
Somerset to Bristol. It is not possible for the planning system alone to control or change this pattern but it is
important that the spatial strategy of the Local Plan is cognisant of these wider market dynamics and has
regard to their implications in planning for the most sustainable form of development.

3.19

What does this mean for the Local Plan? In our opinion this evidence indicates that growth closely related
to Bristol represents a very sound and justified component of the spatial strategy. In so doing it validates the
decision to allocate the new community at Yanley Lane and supports the proposed expansion of the
allocation as described in our response to Policy LP2.
3.

‘Employment opportunities will be encouraged at accessible locations well related to the urban areas
and where sustainable transport opportunities can be maximised.’

3.20

We strongly support the approach adopted within this wording, which encourages employment opportunities
to be provided in accessible locations where sustainable transport can be maximised. It is as, if not more
important for employment to be located where there is good access for future employees to sustainable travel
opportunities as it is for the residents of new homes. We will explain how the proposals by Taylor Wimpey
comply with this component of the Spatial Strategy later in this representation.
4.

3.21

‘Residential development in areas at risk of flooding will be minimised outside the towns.’

We support the approach adopted within this wording, which directs residential development away from areas
at highest risk of flooding.

3.22

The Council’s declaration of a climate emergency requires the authority to not only put in place plans for
development to be directed to the most sustainable locations but also to ensure the locations selected are
resilient to the effects of climate change. The avoidance of flood risk areas is arguably the most important
component of the latter. Climate change will result in unpredictable weather patterns and increase the risk
of flooding which can have disastrous effects on home owners and local communities. Given its importance,
we welcome the inclusion of this policy objective in the over-arching Spatial Strategy.
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3.23

The only note of clarification that we would like to add is that decisions should be made on the basis of up to
date and accurate mapping of flood risk areas. There are instances where the Environment Agency (EA)
Flood Map for Planning are not entirely accurate. Where this is the case, the more up to date evidence
should be used as opposed to a strict adherence to published EA mapping.
Policy SP4: Placemaking

3.24

This draft policy encourages robust design processes to be carried out, taking into consideration the eight
bullet points outlined. Taylor Wimpey support this aspiration and share the objective of creating high quality
places that respond to their local context and create safe, attractive and desirable buildings and spaces which
function well to serve the community.

3.25

In the context of a positively worded policy however, the final bullet point is unnecessary and turns the
wording from positive to negative. We therefore recommend this bullet point be removed to uphold the
positive policy framing.
Policy SP5: Towns

3.26

This draft policy encourages uses that support, maintain or enhance the viability and vitality of Weston-superMare, Clevedon, Nailsea and Portishead within their settlement boundaries, and expects uses to enhance
the towns’ role and function.

3.27

Whilst we do not object to the requirements of the draft policy, it does not provide a great deal of information
that is not already covered in the proceeding spatial policies. It is, therefore, recommended that this policy
is either reframed to cover details not yet covered within the plan, or it is removed.

3.28

Further, the justification text states that “sequentially, they [the four towns within North Somerset] are the first
places to consider in terms of considering future development opportunities”. For the reasons explained in
our response to Policy SP3: Spatial Strategy, we object to this wording on the basis that sites in these towns
are not necessarily the most sustainable. The Local Plan must recognise the influences of urban areas
beyond its administrative boundaries, in particular Bristol.

3.29

Paragraph 11 of the Framework requires plans to “apply a presumption in favour of sustainable development.
For plan-making this means that: (a) all plans should promote a sustainable pattern of development”.
Therefore, in line with paragraph 11 of the Framework, development should be directed towards sustainable
locations; a judgement which should not be constrained by an underlying and potentially misleading
assumption that the towns are inherently the most sustainable locations for development and should be
sequentially preferred. We would recommend amending the justification text accordingly.
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Policy SP6: Villages and Rural Areas
3.30

This draft policy outlines circumstances in which new development within the settlement boundaries of
villages, and outside of settlement boundaries, will be considered acceptable. As for Policy SP5 above,
whilst we do not object to the requirements of the draft policy, it is considered that it does not provide a great
deal of assistance to applicants or decision-makers that is not covered in policies elsewhere in the draft plan.

3.31

To avoid unnecessary duplication it is therefore recommended that this policy is either reframed to cover
details not covered elsewhere within the plan or removed.
Policy SP7: Green Belt

3.32

This draft policy sets out changes made to the Green Belt including the release of land at Yanley Lane. We
fully support this release of Green Belt land at Yanley Lane. It is clear from the evidence available that there
is not sufficient land that is both sustainably located and deliverable for housing outside of the Green Belt
within North Somerset to meet the needs of the authority area. In accordance with the carefully explained
and staged process described in the supporting evidence base, it is therefore necessary to release land from
the Green Belt in order to meet housing needs; the Yanley Lane site is one such location. In line with the
evidence, we consider that exceptional circumstances exist for the release of land from the Green Belt.

3.33

Whilst we broadly support the approach adopted within this policy, we do provide comments on the policy
extract below.
“Development of land released from the Green Belt will be required to meet exceptional
sustainability standards and compensate for the loss of Green Belt. These requirements will be set
out in the detailed allocations and planning guidance”.

3.34

Paragraph 142 of the Framework requires local authorities to take into account the need to promote
sustainable patterns of development when drawing up or reviewing Green Belt boundaries.

Further,

paragraph 143 of the Framework states, “when defining Green Belt boundaries, plans should a) ensure
consistency with the development plan’s strategy for meeting identified requirements for sustainable
development”. Therefore, in proposing the release of land from the Green Belt, consideration has already
been given to the sustainability of the proposed land releases, with the resulting conclusion being that the
releases proposed are inherently suitable and sustainable locations for development.
3.35

There is no national policy basis or any other particular reason why development on Green Belt land should
also be required to meet different sustainability standards to development on other allocated sites elsewhere
within the plan area. Furthermore, it is not clear what is expected of “exceptional sustainable standards” and
how these would go above and beyond the other requirements of the emerging Local Plan policies.
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3.36

Whilst Taylor Wimpey is committed to delivering a highly sustainable new community on the Yanley Lane
allocation which complements and takes advantage of its location, it is too early to conclude what this may
encompass. It is our intention therefore to work with NSC’s officers and members to develop the detailed
proposals for the site, including an ambitious sustainability and energy strategy, in time for the publication of
the Submission Plan. There may be opportunities to exceed the standards on a site by site basis, however,
there is no planning rationale for a policy requirement to do so.

3.37

We consider the reference to “exceptional sustainable standards” is not justified and should be removed in
favour of a consistent application of the development management policies of the Local Plan.
Policy SP8: Housing

3.38

This policy explains that land will be identified to deliver a minimum of 20,085 dwellings during the plan period
and, amongst other matters such as affordable housing which will be addressed elsewhere in this
representation under Policy DP42, proposes a spatial distribution across the authority area.

3.39

As explained in response to Policy SP3, our comments on overall scale of development are covered in our
representation to the Pre-Commencement Document (March 2020). Here we address the components of
the land supply and implications for the residual requirement.

3.40

This policy approach and the spatial distribution it advocates has been informed by a number of the
supporting evidence base documents, including:
•

Spatial Strategy and Capacity Paper (February 2022); and

•

Urban Intensification Interim Report (April 2021).

3.41

We have had regard to this evidence in providing our comments on the draft policy wording.

3.42

The Spatial Strategy and Capacity Paper explains how it is envisaged that the housing requirement will be
delivered through the application of a series of sequential steps. In Figure 1 below we comment upon each
of the steps.
Figure 1: Commentary on the Capacity of the Sources of Housing Land for the Local Plan
Step

Comments

Step 1: Existing planning
permissions

The Spatial Strategy and Capacity Paper states at paragraph 17 that 7,417
dwellings are anticipated from this source of supply. Details of the sites
have been provided but no analysis of the risk and likelihood of delivery. As
is very often the case, whilst the majority of sites with planning permission
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are likely to be delivered, a number of permissions will lapse during the plan
period. To ensure that the assumed supply from this source is robust, we
recommend that the authority undertake an evaluation of previous lapse
rates to establish the likelihood of permissions falling away in the future. If
necessary, a lapse rate should be applied to this source of supply.
Step 2: Urban capacity

The Spatial Strategy and Capacity Paper lists a number of sites which fall
into this category and together are identified as having capacity to
accommodate 1,958 dwellings. We appreciate that this capacity is to be
subject to further assessment and refinement to more accurately establish
the appropriate densities and capacities of the sites in question (paragraph
22) and we would welcome the opportunity to review this when the
Submission Plan is published.
In the meantime we will make no comment other than to say that to be
counted in this supply there should be a reasonable degree of confidence
that the sites will come forward for development. This is particularly
important where sites are carried over allocations from the adopted
development plan as it will be necessary to give the Local Plan Inspector
sufficient confidence that, despite having been allocated for a number of
years, there is good reason why the site will now come forward for
development during the plan period.

Step 3: Town expansion
Step 4: Other sustainable
settlements
Step 5: Rural areas

Step 6: Other opportunities

Once existing permissions and urban capacity have been exhausted, we
endorse the following three step process of focusing first on the
opportunities that exist at the larger towns, then at the “other sustainable
settlements” and finally within the rural areas. This hierarchical approach is
broadly consistent with the sustainability objectives of the Framework and
the Spatial Strategy proposed in Policy SP3.
Three “other opportunities” are outlined in paragraphs 43-51 of the Spatial
Strategy and Capacity Paper. These comprise development within the flood
zone adjacent to the main towns, new community proposals within the rural
areas and the exporting of housing need to be neighbouring authorities. The
first two of these opportunities are (in our view, rightly) dismissed on the
basis that they would result in an unsustainable pattern of development
which runs contrary to the policies of the Framework and the Council’s
commitment to tackling the climate emergency. These represent sound and
rational reasons to dismiss the potential of development in these locations.
The consequence of these decisions is that exceptional circumstances exist
for the release of land within the Green Belt. Whilst it is inevitable that some
observers submitting representations to the Local Plan will contend that all
sources of housing land outside of the Green Belt must have been fully
exhausted before development is directed to the Green Belt, this would be
a misrepresentation of national policy in the Framework and, in particular,
disregard one very important word in paragraph 137 – ‘reasonable’. Indeed,
authorities are required to demonstrate that they have “examined fully all
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other reasonable options for meeting its identified need for development”.
The first two ‘other opportunities’ described in the Paper are not in our view
‘reasonable’ as they do not accord with the Framework or the Council’s
Spatial Strategy.
The final ‘other opportunity’ is to export growth to the neighbouring
authorities. Given the housing needs of those authority areas it is not
surprising that those authorities were unwilling and/or unable to
accommodate a proportion of North Somerset’s growth.

3.43

For the reasons explained in Figure 1 above, we broadly support the Spatial Strategy and distribution of new
dwellings across the authority area. This support and the reasons for it are however directly linked to the
scale of development that the plan is seeking to accommodate. If a greater or lesser scale is proposed, the
Spatial Strategy may need to be revisited accordingly.

3.44

Furthermore, we recognise that the total scale of development that would be delivered through this
distribution is 18,046 dwellings, just over 2,000 dwellings short of the planned target. It will be necessary
therefore to adjust these figures and the distribution in the Submission Plan to ensure that the overall housing
requirement is delivered.
Policy SP9: Employment

3.45

This draft policy seeks to make provision for employment land in order to facilitate growth across a range of
sectors and support sustainable patterns of growth across North Somerset.

3.46

We note the draft policy allocates 10ha of employment land to be provided as part of the proposed Yanley
Lane allocation.

We comment on this matter in greater detail under Policy LP2 later within these

representations, however, in summary, whilst we do not object to the Yanley Lane allocation including an
element of employment land, the quantum and location needs to be compatible with the land parcels available
and proposed for allocation, as well as uses proposed.
3.47

With this and other matters in mind, it is recommended that the Yanley Lane allocation is extended to include
additional land within Taylor Wimpey’s ownership (as further discussed from Paragraph 5.29 onwards). The
nature and location of this expansion provides an opportunity for the construction of a considerably larger
employment campus as part of the new community, alongside a secondary school and green space, to serve
the needs of both the future Yanley Lane residents and the existing Long Ashton community.
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Policy SP10: Transport
3.48

This draft policy sets out a hierarchy of transport principles which seek to facilitate the delivery of net-zero
emissions and reduce the adverse environmental effects of transport. We fully support this policy approach
and the embedding of sustainable travel opportunities within the Spatial Strategy. Transport accounts for
approximately one third of carbon emissions in the United Kingdom so by directing major development to
locations which are capable of providing residents with genuinely and competitively attractive sustainable
travel opportunities (such is the case at Yanley Lane) we can make a substantial contribution to the reduction
of adverse environmental effects resulting from transport.
Policy SP11: Green Infrastructure and Historic Environment

3.49

This draft policy sets out the approach to the determination of planning applications impacting upon green
infrastructure and the historic environment. In so doing, the Policy is seeking to cover a lot of ground and
only therefore touches upon some policy areas at a very high level, often with a short sentence. The
challenge with covering these policy requirements in such a summary form is the potential for inconsistencies
with the National Policy.

3.50

This is what has happened with Policy SP11 and there are various components of the draft policy which need
to be revisited. By way of example, we highlight three elements of the policy which are inconsistent with the
Framework, each considered in turn below.
•

“Preserve and enhance conservation areas, listed buildings, buildings of local significance,
scheduled monuments other archaeological sites, registered and unregistered historic parks and
gardens”.

3.51

The Framework states that “when considering the impact of a proposed development on the significance of
a designated heritage asset, great weight should be given to the asset’s conservation (and the more
important the asset, the greater the weight should be)” (paragraph 199). It goes on to state that “any harm
to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from
development within its setting), should require clear and convincing justification” (paragraph 200). Paragraph
201 addresses proposals which would lead to a substantial harm to heritage, stating that “local planning
authorities should refuse consent, unless it can be demonstrated that the substantial harm or total loss is
necessary to achieve substantial public benefits that outweigh that harm or loss or all of the criteria outlined
apply”.

3.52

Paragraph 202 explains how decision takers should approach development which would “lead to less than
substantial harm to the significance of a designated heritage asset”. In such circumstances “this harm should
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be weighed against the public benefits of the proposal including, where appropriate, securing its optimum
viable use”.
3.53

In light of the foregoing, the draft policy establishes a different test to that set out in the Framework, requiring
development to “preserve and enhance” heritage assets rather than allowing the level of harm to the
significance of the heritage assets to be assessed, followed by an evaluation of whether the level of harm is
outweighed by the public benefits arising from the development.
•

“Conserve and enhance the landscape and scenic beauty of the Mendip Hills Area of Outstanding
Natural Beauty (AONB) and the wildlife and cultural heritage, including ensuring that development
in its setting is sensitively located and designed to avoid or minimise adverse impacts”.

3.54

Paragraph 176 of the Framework states that “great weight should be given to conserving and enhancing
landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty which
have the highest status of protection in relation to these issues” (emphasis added). Whilst much of the
wording is similar, the removal of the emphasised text above changes the nature of this policy test from a
factor which should be considered in the planning balance, albeit with great weight, to a binary test which
excludes other considerations. In effect it therefore goes above and beyond National Policy and applies a
test which, in many instances will be unachievably. Indeed, it is a very high hurdle for a development to
demonstrably enhance the landscape and scenic beauty of an AONB. For this reason we consider the
wording of this criteria should be revised to more accurately reflect National Policy in the Framework.
•

3.55

“Protection of the best and most versatile agricultural land”.

Paragraph 174 of the Framework states that “Planning policies and decisions should contribute to and
enhance the natural and local environment by: … b) recognising the intrinsic character and beauty of the
countryside, and the wider benefits from natural capital and ecosystem services – including the economic
and other benefits of the best and most versatile agricultural land, and of trees and woodland” (emphasis
added). The draft policy goes far beyond national policy in applying a blanket requirement to protect the best
and most versatile agricultural land, rather than requiring its economic and other benefits to be recognised
and taken into consideration in determining planning applications.

3.56

In light of the three examples above, and in order to satisfy the requirements of paragraph 35 of the
Framework, we recommend that the draft policy wording is revised in line with the Framework. An alternative
approach is to remove this draft policy from the plan and to instead rely upon the subsequent development
management policies set out later in the draft plan.
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4.

Policy LP1: Wolvershill (North of Banwell)

4.1.

Policy LP1 proposes the largest new strategic development site within the Local Plan at Wolvershill (North
of Banwell). Development in this location is expected to accommodate around 2,800 homes, 11 ha of
employment land, a mixed-use local centre and at least three new two form entry primary schools.

4.2.

The location of development is broadly similar to the Strategic Development Location known as Banwell
Garden Village that was identified under Policy 7.5 of the West of England JSP Publication Version; albeit
the scale of development proposed now is larger.

4.3.

Taylor Wimpey previously objected to the Banwell Garden Village allocation in the JSP on the basis that it is
less sustainable and deliverable than the land controlled by Taylor Wimpey at South West Bristol (allocated
within the emerging Local Plan as Yanley Lane). Should the housing requirement have been lower in the
authority area for the emerging Local Plan then we would have expressed the view that, notwithstanding its
Green Belt status, the Yanley Lane site should be allocated ahead of land at Banwell due to its very significant
sustainability and deliverability advantages.

4.4.

There is frequently a tension between Green Belt policy and the objective of maximising the sustainability of
development. Indeed, Green Belt adjacent to the principal towns and cities it surrounds is often far better
located to access services, facilities and employment opportunities via active travel and mass transit than
land beyond the outer boundary of the Green Belt. This was demonstrated in our representation to the
Publication Draft JSP and in particular the comparative assessment of performance of these two alternatives
against the Sustainability Appraisal objectives.

4.5.

Whilst to be ‘sound’ the Local Plan does not need to be the most sustainable strategy, NSC has declared a
climate emergency and published both a strategy and action plan to reduce carbon emissions and tackle
climate change. Reducing carbon emissions will require a wide range of actions cutting across all services
and functions of the authority, however, one of the most effective impacts, which is cost neutral to the
authority, is to utilise land use planning to enable growth in the most sustainable locations for development.

4.6.

Notwithstanding the tests of soundness, consistent with its declaration of a climate emergency, we believe it
is incumbent upon NSC to focus growth at the most sustainable locations available within the authority area.
If that had meant a decision between a strategic development at Banwell and one at Yanley Lane then the
latter should be preferred.

4.7.

We recognise however that NSC is in a position where challenging decisions need to be taken. Whilst
sequentially less preferable to the Yanley Lane site in terms of its sustainability credentials, we do not object
to the allocation of the Wolvershill Strategic Location on the basis that it is currently needed for development.
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5.

Policy LP2: Yanley Lane (Woodspring Golf Course)

5.1.

Taylor Wimpey strongly support the proposed allocation of land for a new community at Yanley Lane through
Policy LP2 of the Preferred Options Local Plan. This broad location, which has been known variously over
the past two decades as South West Bristol, Ashton Vale and The Vale has a very strong and well-deserved
planning pedigree. Indeed, it is in our opinion without doubt the most suitable and sustainable location for a
new community in North Somerset and Taylor Wimpey are delighted that it now forms part of the Spatial
Strategy in the emerging Local Plan.

5.2.

In the first section of our response to Policy LP2 we explain why we agree with the authority that the proposed
allocation is, in principle, a sound component of the Local Plan. The assessment and appended evidence
with this representations should give the authority further confidence that the allocation is indeed a
sustainable and deliverable component of the Spatial Strategy, and that it would be found sound at the Local
Plan examination.

5.3.

Notwithstanding, there is potential to enhance the allocation and deliver further public benefits. Taylor
Wimpey control two additional areas of land, one to the north and one to the south of the proposed allocation.
In the subsequent sections we explain how (a) the inclusion of an additional area of land within the allocation
could make a substantial beneficial contribution to the development; and (b) there is potential to safeguard
a suitable and sustainable area of land for future development beyond the plan period.

5.4.

The final section of the representation addresses the detail of the policy wording and provides our comments
on the infrastructure sought as part of the development. In so doing it takes each element of the policy and
provides comments which reflect the allocation we propose through this representation. We then bring this
together in our proposed replacement policy wording.
The Proposed Allocation

5.5.

Chapter 3 of the Framework outlines national policy on the preparation of development plans. Paragraph 35
explains that to be found sound, development plans need to pass the following four tests:
a)

Positively prepared;

b)

Justified;

c)

Effective; and

d)

Consistent with national policy.
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5.6.

These tests apply to the development plan as a whole and some elements are not therefore relevant to
testing the soundness of individual development allocations.

In so far as an individual allocation is

concerned, we interpret these tests of soundness and the policy elsewhere within the Framework as requiring
allocations to be:
A. Justified when considered against all of the reasonable alternatives and in the context of the land
fallings within the Green Belt;
B. Developable both technically and within the timeframe of the plan period; and
C. Sustainable in location and form, in accordance with national policy.
5.7.

In the remainder of this first section we explain why the proposed allocation at Yanley Lane is consistent with
all three of these tests.
A. Why the Allocation at Yanley Lane is ‘Justified’

5.8.

A large number of sites have been put forward for development through the Strategic Housing Land
Availability Assessment (SHLAA) process. The evidence base published alongside the Preferred Options
Consultation contains a wide range of sites from the very small scale, capable of accommodating a few
homes, through to strategic urban extensions and new communities with the capacity to accommodate in
the thousands.

5.9.

It is the role of the local planning authority to analyse and filter the submitted sites to determine the most
sustainable combination of sites consistent with the spatial strategy of the Local Plan. A key component of
the evidence base informing this analysis is the Sustainability Appraisal (SA). Later in this section of the
representation we review the assessment of the Yanley Lane site against the objectives of the SA but in so
doing we provide a ‘policy on’ analysis which reflects our detailed knowledge of the location, and its
opportunities and constraints.

For a strategic site which will be delivered alongside considerable

infrastructure, a ‘policy on’ analysis makes a significant difference to the assessment. Indeed, the
infrastructure to be provided will substantially enhance the sustainability of the location, resulting in an
improved score against a number of the SA objectives. Notwithstanding, even on the basis of a ‘policy off’
assessment, we note that the Yanley Lane site is identified as one of the better performing locations
assessed in the SA.
5.10.

This is confirmed in Appendix E of the SA which explains the “Council's Reasons for Selecting Proposed
Sites in Preferred Options Local Plan”2. In relation to Yanley Lane, it states that the:
“Council’s Reasons for decision making in light of reasonable alternatives - Site is well-related to

2

Page 478 of the SA/SEA
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Bristol, the subregional centre of the West of England where there are a range of services and
facilities and employment opportunities, and where public transport investment is most viable. The
site is outside of the flood zone”.
5.11.

In parallel with the SA, the local planning authority has been through a carefully structured assessment of
the potential sources of housing supply in order to determine whether “exceptional circumstances” exist to
release land from the Green Belt through the emerging plan. This assessment is contained in the Spatial
Strategy and Capacity Paper published alongside the Preferred Options Consultation Document in February
2022. Adopting the strategic priorities approved by the Council’s Executive in April 2021, the Paper sets out
the sequential approach which has been adopted in first considering the supply of housing from all
reasonable and sustainable alternative sources before concluding that exceptional circumstances do indeed
exist to meet the needs that cannot otherwise be accommodated.

5.12.

This process of testing ‘reasonable alternatives’ is a crucial component of the evidence base for the Local
Plan. Whilst we have some doubts over the deliverability of certain sites contained in Steps 1-6 of the
assessment (see our response to Policy SP8), if our concerns are realised this only serves to strengthen the
case that exceptional circumstances exist. Indeed, we are left in no doubt that the removal of land from the
Green Belt is necessary in order to deliver the strategic housing requirement.

5.13.

With regards the opportunities within the Green Belt, we are satisfied that the authority has considered the
‘reasonable alternatives’ available for the Local Plan in the context of their consistency with the emerging
Spatial Strategy and the impact of development on the purposes of the Green Belt. Similar to the Spatial
Strategy and Capacity Paper, whilst we do not entirely support the evaluation of sites against the purposes
of the Green Belt, we do support the broad conclusion that the harm to the Green Belt purposes caused by
the release of land within the proposed allocation is outweighed by the sustainability benefits.

5.14.

Based on all of the available evidence we support the assessment under paragraph 60 of the Spatial Strategy
and Capacity Paper and the conclusions reached in relation to the Yanley Lane location. Indeed, overall the
evidence available within the SA, the Spatial Strategy and Capacity Paper and the Green Belt Assessment
together endorse the conclusion that the proposed allocation represents a justified location for development
when considered against all of the reasonable alternatives.
B. Why the Allocation at Yanley Lane is ‘Developable’

5.15.

The definition of ‘developable’ in the Framework and the test to be applied to this emerging allocation is
whether the development is “in a suitable location for housing development with a reasonable prospect that
it will be available and could be viably developed at the point envisaged”.
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5.16.

The first part of this test, “in a suitable location for housing development” is addressed separately in relation
to the appropriateness and sustainability of the proposed allocation. In this section we focus instead upon
the latter part of the ‘developable’ test - whether the site is available and could be viably developed. The
simple answer to both parts of this test is ‘yes’.

5.17.

The vast majority of the land proposed within the Policy LP2 allocation is owned freehold by Taylor Wimpey
and the remainder is held under option agreements. Only a small area of land in the north eastern part of
the proposed allocation is not under the control of Taylor Wimpey, however, this area is part of the former
Yanley landfill and could be excluded from the allocation.

5.18.

The control of an allocation of this scale by a single developer is both very rare and a significant benefit.

5.19.

First, it will enable a comprehensive and coherently masterplanned development to come forward within a
single planning application across the whole of the allocation. Supporting infrastructure can be coordinated
and phased accordingly, and its delivery captured within a single Section 106 agreement between the
developer and local planning authority. Whilst sites in multiple ownership are not by definition undevelopable,
unless the landownerships can be developed independently, it does add complexity and challenges which
do not exist for sites in single ownership.

5.20.

Second, as a consequence of the single outline application there is no need for a comprehensive
coordinating masterplan in advance of separate planning applications by individual landowners and/or
developers. This saves time and will avoid potential delays in delivery while the cross-boundary ownership
issues and infrastructure delivery are coordinated.

5.21.

Third, as a result of the above, there is greater certainty and control over the timescales for the delivery of
the development. This certainty is very important for the plan-making process particularly where a 15 year
plan period from adoption is proposed as there is little time available to put in place the permissions
necessary to support the delivery of the development.

5.22.

The second component of the ‘developable’ test is whether there is a reasonable prospect that the proposals
could be viably delivered during the plan period. As the Local Plan progresses Taylor Wimpey is committed
to working positively and proactively with the authority in developing the proposals for the Yanley Lane
allocation and using these as the basis for an outline planning application. The level of detail available to
support the planning application on matters such as the scale and timing of infrastructure delivery, will ensure
that the development is demonstrably viable by the time of the Local Plan Examination.

5.23.

In addition to being ‘developable’, for an allocation of the scale envisaged within the Local Plan, it is crucial
that the development is demonstrably ‘deliverable’ from very early in the plan period. A development of 2,500
homes will take a number of years to construct and there will no doubt be some concerns over whether the
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scale of development is achievable within the plan period. For that reason Taylor Wimpey has commissioned
a critical review of market absorption and the ability to deliver the scale of development in this location. This
evidence demonstrates that, unlike other parts of North Somerset where market demand is weaker, the
proximity and connectivity of the Yanley Lane allocation to Bristol City Centre is such that we would anticipate
there being very strong demand for a range of housing types and tenures, supporting the delivery of the
entire development during the plan period.
C. Why the Allocation at Yanley Lane is ‘Sustainable’
5.24.

In the Introduction to this representation, we state that the Yanley Lane site is one of, if not the most
sustainable location for strategic scale growth in North Somerset. To demonstrate and evidence this, we
have assessed the site and proposed development against the criteria used in the SA.

5.25.

In so doing we have sought to address the two limitations3 of the SA in providing a full and effective evaluation
of the sustainability of strategic development options. These limitations are:
a) That the SA assessment is based upon only a high-level understanding of the technical and
environmental characteristics of the areas/locations it considers. Over the many years that they
have had control of the land, Taylor Wimpey have commissioned a comprehensive suite of specialist
assessments which remove of the uncertainty and caution in how the site has been evaluated
through SA; and
b) As paragraph 5.3 of the SA explains, the scoring of the individual sites against the sustainability
objectives has been undertaken in a ‘policy off’ manner. In respect of some objectives (but curiously
not all) the sustainability score has not therefore been informed by the emerging policy requirements,
the infrastructure that could be delivered alongside the new homes or the mitigation measures that
could be put in place to reduce any negative impacts arising from the development. Such an
approach is reasonable when comparing smaller scale developments which will, for the most part,
rely upon existing infrastructure close by to address the needs of the future residents. It does not
however provide a helpful comparison of the larger strategic site options.
Larger site options such as Yanley Lane are capable of providing a great deal of the supporting
infrastructure and facilities to meet the needs of the future residents. A matter which Paragraph 73
of the Framework acknowledges:
“The supply of large numbers of new homes can often be best achieved through planning for

3

We recognise the need for consistency in the assessment and these ‘limitations’ are not a criticism of the robustness

of the SA. It is helpful however for the Council to understand the true sustainability scoring of the site against the SA
objectives having regard to the detailed evidence available and the ‘policy on’ effects of the infrastructure which will
be delivered as part of the development.

Taylor Wimpey

April 2022

21

North Somerset Local Plan – Preferred Options Consultation
Representations by Savills on behalf of Taylor Wimpey

larger scale development, such as new settlements or significant extensions to existing
villages and towns, provided they are well located and designed, and supported by the
necessary infrastructure and facilities (including a genuine choice of transport modes)”.
[emphasis added]
Also they are often, due to their size, not as close to existing services and facilities as smaller sites
within or on the edge of towns and villages. A purely quantitative comparison of sites strictly adhering
to the criteria of the SA could therefore lead to smaller village sites being identified as more
sustainability than a new community such as Yanley Lane. Whilst larger sites may not therefore be
sustainably located for just housing development, when a mix of uses and proposed supporting
infrastructure is factored into the assessment process, they often represent a considerably more
sustainable option.
5.26.

In order to provide a true assessment of the sustainability of the Yanley Lane site against the sustainability
objectives of the SA, we have taken the objectives and produced an assessment based upon:
•

detailed knowledge of the technical and environmental characteristics of the site; and

•

reasonable assumptions about the likely future opportunities that the site presents to deliver
infrastructure and mitigate impacts.

Figure 2: Re-evaluation of the Yanley Lane site against the objectives of the SA

SA Objective

SA
Score

Comments

Revised
Score

1.1 - Ensure a range of
job opportunities are
easily accessible without
having to use a car

++/0

The site has correctly been afforded a ‘++’ score for the
first part of this objective, but has been given a ‘0’ for
broadband accessibility. Whilst the location may not
benefit from fast broadband connectivity at the moment
(due to the lack of population), a 2,000-3,000 home
development would undoubtedly generate a critical mass
of residents who would demand ultrafast broadband. It is
highly likely therefore that this would be provided as part
of the development and the site should instead be scored
‘++’ for this element.

++/++

1.2 - Provide
opportunities to improve
economic wellbeing and
reduce inequalities by
providing good access to

+

The scoring against this objective disregards the fact that
as part of the site allocation policy there is a requirement
to provide both primary and secondary education
establishments. This, combined with the proximity to a
wide range of employment means that this objective

++
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score should be increased to ‘++’ when the full policy
proposals are taken into account.

education and training
opportunities
1.3 - Promote the
optimal use of land
which supports
regeneration, maximise
re-use of previously
developed (brownfield)
land and protects the
rural economy

--/?

This is a somewhat misleading objective against which to
judge site allocations. The assessment of the spatial
options and the Council’s evidence of housing need
demonstrates that only a small proportion of the housing
requirement can be delivered on previously developed
land. There is no merit in marking a site down for being
greenfield if there is no option but to consider greenfield
development in order to meet the housing requirement.

-

Furthermore, common sense needs to be applied in
judging which Agricultural Land Classification a site falls
into. Whilst the land at Yanley Lane may once have been
moderate quality agricultural land, it is now used as a golf
course. Its redevelopment would not therefore impact
negatively upon agricultural production. On the basis of
the scoring criteria in Appendix D it should therefore be
given a ‘-‘.
1.4 - Promote
development which
requires a deliverable
level of high-quality and
sustainable
infrastructure

0

We are very confident that the Yanley Lane site is well
placed to deliver all of the social and community
infrastructure needed for the development in a coherent
and coordinated manner. The infrastructure required to
support a sustainable new community has been outlined
in the policy and there is no reason to doubt its
deliverability.
We have therefore scored the site
accordingly.

++

2.1 - Boost housing
delivery and meet the
housing need identified
within the plan period

0

The assessment concludes that this objective has been
considered through the appraisal of the spatial options
and therefore attributes all sites a ‘0’ score.

++

2.2 - Deliver affordable
or specialist housing
where it is most needed
to meet the needs of

0

Taylor Wimpey

It stands to reason however that a larger site is better
placed to contribute more to the achievement of this
objective than a smaller site. Given the scale of the
Yanley Lane site and the contribution it could make to
delivering the housing requirement, it would make far
more sense if the site was given a ‘++’ score against this
objective.
The application of this assessment criteria to larger sites
is irrational and misleading, and should be given a more
sensible consideration. For affordable housing to meet
the needs of the North Somerset population it does not
need to be located in the areas of greatest deprivation. It
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North Somerset’s
population

is entirely reasonable for those in need of affordable
housing to meet their housing needs outside of their
existing LSOA as it is for those making a move between
open market homes. As a consequence this objective
has produced some misleading results.
A far better measure of the likely contribution of a
development towards the deliver of affordable housing is
the number of new affordable homes it is predicted to
deliver. For a development the scale of Yanley Lane this
would be a very substantial number of new affordable
homes indeed. For that reason it should be afforded a
maximum positive score.

2.3 - Achieve reasonable
access to a wide range
of community,
educational, town centre
and healthcare facilities

--

The proposed allocation policy for the site (LP2) includes
a requirement for “a centrally located, accessible and
distinctive local centre will form the heart of the new
development” and states that “new schools, healthcare,
community, and recreation facilities will be provided”.
Whilst the site is not within close proximity to existing
facilities, it would be once the development is completed.
On that basis it is far more logical to score the site in a
‘policy on’ context.

++

2.4 - Enhance
community cohesion and
community facilities
provision including
cultural facilities

++

We do not disagree with the assumption in the SA that
“larger scale developments will have the ability to deliver
community facilities that will aid community cohesion” nor
the score of ‘++’. However this approach to the testing of
this sustainability criterion appears to be in marked
contrast to that of Objective 2.3 above. The approach
adopted here is, we consider, the correct approach.

++

2.5 - Achieve healthy
living opportunities
promoting good access
to healthcare centres,
open spaces, Public
Rights of Way, walking
and cycling
opportunities, and
outdoor leisure activities

++/-

The assessment has correctly picked up on the scale of
the site and, in accordance with the evaluation criteria
attributed it a ‘++’ to reflect the potential for open space
and recreation on site and the access to healthcare
facilities.

++/-
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modern requirements of operators.
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The site is also closer and more sustainably located than
the vast majority of development sites within North
Somerset for access to emergency, secondary and
tertiary healthcare facilities, most notably Bristol Royal
Infirmary, the South Bristol Community Hospital and St
Michael’s Hospital. The connections from the site via
public transport (local bus services, MetroBus and
potentially rail services) also offers opportunities for
accessing these services via non-car borne travel, which
is particularly important to vulnerable members of the
community.
The vast majority of the site currently comprises a 27-hole
golf course and it is the loss of this which we assume is
the reason why a ‘-’ has been added to the scoring. The
golf course is however only of limited recreational value
due to the number of members and users of the course.
Furthermore, there are many golf courses in relatively
close proximity to the site which have capacity to
accommodate additional membership. Notwithstanding,
we recognise and accept the score attributed to the site
through the SA.
3.1 - Reduce carbon
emissions by supporting
appropriate
decentralised renewable
energy generation

0

We do not agree with the starting premise of this objective
- that the sustainability of the proposed development is in
some way linked to the availability of “decentralised
renewable energy generation”. Decentralised solutions
represent only one potential option for sustainably
addressing the heating and electricity needs of
development and it will need to be considered alongside
all other possible solutions to determine which is the most
suitable and viable in individual circumstances. The
objective should not therefore be to support
“decentralised renewable energy generation” but to
maximise the use of renewable energy in whatever form
that may take.

0

As the SA rightly points out however, at this stage it is
premature to score any of the sites against this objective
and a consistent ‘0’ score appears to be the more
appropriate approach.
3.2 - Minimise
vulnerability to tidal &
fluvial flooding, without
increasing flood risk
elsewhere. Also

Taylor Wimpey

0

Through the planning process development proposals
are required to incorporate sufficient surface water
attenuation to mimic or better the greenfield run off rate
taking account of climate change.
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minimise surface water
flood risk and harm to
water quality and
availability.

3.3 - Reduce the need to
travel by car to minimise
environmental impacts of
unsustainable forms of
travel, including
transport related carbon
emissions and air
pollution. Ensure good
access to infrastructure
that promotes travel by
active modes (walking
and cycling).

The development of the Yanley Lane site will achieve this
objective and there is potential for an improvement on
downstream areas of flood risk. At this stage however it
is reasonable to assume that the development will
address its own impacts.
++

We entirely agree with the conclusion that the Yanley
Lane site should be attributed a ‘++’. The means by
which this score was derived however is very simplistic
and does not reflect the positive attributes of the site as it
exists at present or the opportunities that are available
through development. For example, the site is extremely
well placed to take advantage of the excellent active
travel connections into Bristol City Centre and previous
work alongside SUSTRANS has shown how this network
could be enhanced.

++

Furthermore, the site sits close to the end of the existing
MetroBus line at the Long Ashton Park & Ride. There is
potential to extend this service into the site and provide a
high quality, high frequency rapid transit service. In
addition, there are opportunities to link the site into the
proposed future mass transit connections between Bristol
City Centre and the Airport.
Further details of the sustainable movement
opportunities are provided in the appended Mobility and
Movement Framework.
Whilst we have therefore replicated the ‘++’ score of the
SA, this does not tell the whole story of how well located
the site is to maximise the uptake of active and public
transport opportunities, thereby minimising the use of the
private car.

3.4 - Minimise impact on
and where appropriate
enhance sensitive
landscapes.

?

The site is not located within or in close proximity to any
designated protected landscape areas.
A detailed and thorough analysis of
visual impact of the proposed
previously been undertaken by
employing Landscape Institute
Environmental
Management
methodology.

0

the landscape and
development has
Barton Willmore,
and Institute of
&
Assessment

The analysis concludes that, balancing the beneficial and
adverse elements of change resulting from the proposed
built form and landscaping, the proposed development
would result in limited effects on landscape features from
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the majority of representative visual receptors and on
landscape character. The only harm would be very
limited and localised adverse visual effects, which would
reduce over time with the establishment of the landscape
strategy. It is therefore considered that the proposed
development would be acceptable in landscape and
visual terms and would provide opportunities for
enhancement of the site and the routes which pass
through it.
For these reasons, rather than scoring the impact of the
development as unknown with a ‘?’, it can confidently be
attribute a ‘0’.
3.5 - To conserve and
enhance historic places,
heritage assets and their
settings.

--

This SA objective is a good example of the imprecision of
a broad brush approach to testing sustainability on a
plan-wide scale. The evaluation of historic places and
the impact of development on heritage assets and their
setting, can only be achieved through a far more in-depth
analysis than a simple RAG rating. The score of the site
as ‘--' is in our view misleading.

0

In contrast to this very broad brush approach, Taylor
Wimpey has a considerable amount of heritage evidence
for the site. This includes a desk-based assessment
(historic research); geophysical survey (magnetometer
scan and detailed magnetometry); archaeological
evaluation trenches; LiDAR survey and analysis;
assessment of buildings within the site (including detailed
assessment of historic buildings and structures); historic
landscape analysis; and assessment of the setting of
surrounding heritage assets, and the contribution of the
site to the setting of these assets.
Previous masterplanning of the site has resulted in the
evolution of a proposal which could deliver a significant
number of new houses with no substantial harm to
heritage assets. We appreciate that the masterplanning
process will be starting again, however there is no reason
to assume that a similarly limited degree of harm could
not be achieved through a new masterplan. In contrast to
the ‘--' score we have therefore attributed it a ‘0’ based on
the considerably more detailed evidence available.
3.6 - Protect and where
possible enhance
biodiversity, geodiversity
and green infrastructure

Taylor Wimpey

-

A large amount of ecological data has been collated on
the site since 2007. This has included an entire year of
studies, including extended Phase 1 surveys and detailed
botanical surveys, along with a suite of protected species
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and allow for its
adaptation to climate
change, particularly with
respect to protected
habitats and species

surveys for great crested newts, reptiles, otters, water
voles, badgers and bats. Further updated studies are
along now ongoing.
The thorough understanding of the ecological
sensitivities of the site has informed previous
masterplanning work, within which is a carefully
considered network of Green Infrastructure.
Based on the comprehensive understanding of the
ecological resources of the site, there are no significant
potential constraints that preclude future development at
The Vale in terms of ecology. Where there are impacts
arising, these are capable of mitigation through the future
masterplanning of the Green Infrastructure network.
In addition, a number of enhancement measures have
been incorporated. For example, extensive tree planting
has been incorporated into the masterplan to enhance
foraging habitats for bats.
For these reasons, the development proposals will both
minimise the impact upon and enhance ecological
habitats and species consistent with this sustainability
objective. There is a great deal of certainty over this due
to the significant evidence available.
There is also a requirement in the emerging Local Plan
and in legislation to achieve a Biodiversity Net Gain
(BNG). The evaluation criteria for this objective do not
acknowledge that there is potential for enhancement – a
principle which is now enshrined in law.
Given that the site is capable of mitigating its impacts and
that it will deliver a BNG, rather than a negative score, we
consider that a positive score of the site is justified.

5.27.

On the basis of the information provided in response to the individual SA objectives, a detailed evidence and
‘policy on’ assessment of the sustainability of the proposed allocation reveals a very positive position for the
proposed Yanley Lane allocation. Due to the scale of the land control and its location, there are significant
opportunities to minimise and mitigate harmful impacts associated with development and to maximise
positive opportunities such as the on-site provision of social and community infrastructure. The combination
of these affects notably enhances the sustainability scoring of the proposal against the SA objectives and
provides a far more accurate and realistic interpretation of the proposed allocation’s sustainability.

Taylor Wimpey
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Conclusions on the Yanley Lane Allocation
5.28.

It is abundantly clear from our evaluation of the Yanley Lane allocation that the development proposed is
appropriate in the context of all reasonable alternatives, developable during the lifetime of the plan period
and a demonstrably sustainable means of delivering a proportion of the housing requirement for North
Somerset.
The Potential to Expand and Enhance the Allocation

5.29.

For the reasons explained above we are extremely confident that the allocation of land at Yanley Lane as
proposed through the Preferred Options Consultation Document is a positive and sound component of the
emerging Local Plan.

5.30.

Notwithstanding, there is an opportunity to enhance the allocation by providing wider sustainability
advantages and public benefits to the existing and local communities. In so doing the capacity of the
development can be increased in order to address a proportion of the residual housing requirement that
exists in the Preferred Options Consultation Document and further land safeguarded for future development
beyond the plan period.

5.31.

In this second section we explain:
A. the scale of the development and the benefits that can be achieved through an expansion of the
allocation; and
B. how an expansion of the allocation would be sound.

5.32.

A separate joint representation has also been submitted by Taylor Wimpey and Epic relating to a part of the
proposed expansion area. The combination of the Taylor Wimpey and Epic representations provide the
detailed evidence of the suitability and technical deliverability of the site for its proposed uses. To avoid
duplication, these details have not been repeated here.
A. Benefits that can be achieved through an expansion of the allocation

5.33.

Whilst we strongly support the principle of the allocation, the area of land currently proposed for development
is unlikely to be able to accommodate a development of circa 2,500 homes alongside the primary and
secondary education, 10ha employment land, open space and biodiversity net gain proposed within the draft
allocation policy. Indeed, although we do not wish to prejudge the output of the future landscape-led
masterplanning process, on the basis of the current policy requirements and based on our understanding of
the constraints and opportunities, the proposed allocation is more likely to accommodate circa 2,000 as
opposed to 2,500 homes.

Taylor Wimpey
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5.34.

A shortfall of 500 dwellings would add to the existing 2,039 dwelling residual that will need to be allocated
prior to the Submission Draft publication later this year, further exacerbating the challenge facing the
authority. This shortfall can however be addressed, and the scale of development even increased through a
well-planned expansion of the draft allocation.

5.35.

Taylor Wimpey control two further areas of land in the vicinity of the Yanley Lane site. These can be seen
on Figure 3 below. One of these areas, known as the ‘Northern Triangle’, is bounded by the railway to the
south, the A370 to the north and Colliters Way to the east and is in an extremely accessible and sustainable
location for development. Taylor Wimpey is not proposing housing within this area but consider it to be
particularly well suited to deliver a new secondary school and accommodate the very exciting opportunity
that has recently arisen to provide the new regional campus for Epic.

5.36.

Currently the closest North Somerset Council state-funded secondary schools for the residents of Long
Ashton are at Pill and Backwell. With further development proposed at Backwell through the Local Plan, the
capacity at the school to accommodate pupils from Long Ashton will be reduced, requiring pupils to travel
further afield. Rather than provide a secondary school on the land proposed for the new community at Yanley
Lane, there would be a greater direct benefit to the existing community of Long Ashton to position the new
secondary school between the existing and new communities which it will serve. By positioning the school
here it would be accessible to both via active travel connections and assist in integrating the two communities.
Indeed, it would not be perceived as a school ‘belonging’ to either community but one that sits between and
is accessible to both. For these reasons, we strongly consider that the best location for the secondary school
is within the ‘Northern Triangle’.

5.37.

A secondary school typically requires circa 10-12 hectares of land, the majority of which is playing pitches
and circulation space. This form of development is not expressly recognised as ‘appropriate’ in the Green
Belt as it would inevitably impact upon the openness of the land, however it would do so to a far lesser extent
than other forms of development due to the substantial areas of open space and the limited building footprint.

5.38.

There is also a very exciting opportunity for a once in a generation inward investment for North Somerset on
the remaining land within the ‘Northern Triangle’. Epic, a multi-national healthcare technology company has
identified the site as its preferred location for its UK regional campus. The company currently employs circa
350 people in office space within Bristol City Centre, but is expecting further growth over the next few years
and want to bring all their UK-based staff together in one location. Epic is passionate about creating an
environment that attracts and retains its highly qualified and skilled workforce. They are committed to
significant investment in a campus that will be exceptionally well designed, with a goal of achieving net zero
carbon in construction and operations and set within a well landscaped environment.

Taylor Wimpey
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Figure 3: Plan of the Taylor Wimpey Land Control
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5.39.

Epic has very specific locational requirements to match its business model and company ethos. Like many
office based businesses, Epic is looking for an opportunity close to Bristol 4. Locations beyond the outer
boundary of the Green Belt at Weston Super Mare for example would simply not be suitable, and therefore
this is the only location within NSC that they would consider. The development would nevertheless have the
potential to enhance economic growth opportunities elsewhere within North Somerset over the medium to
long term. Indeed, the Council’s Employment Land Review recognises this at Table 7-8 where, in respect of
the ‘Summary of Opportunity and Recommendation’ for the South Bristol Fringe location states:
“Significant latent demand based on ‘overheating’ Bristol market that if ‘unleashed’ in a managed
and sustainable way could positively impact demand in WSM and the rest of the district in the medium
to long term”

5.40.

Furthermore, the campus environment which Epic wish to create is well suited to sensitive locations such as
the ‘Northern Triangle’. The buildings will be low-rise and designed to nestle into the existing landscape.
Additional strategic planting will contain the buildings and filter views from beyond.

5.41.

The creation of a combined education and employment campus within this area will have a further,
consequential socio-economic benefit. By redirecting the school and employment provision to land close by,
there is potential to deliver a greater number of new homes on the Yanley Lane allocation. This in turn will
reduce the residual requirement that will need to be identified on land elsewhere within the authority area.
Based on broad assumptions, we consider the same Yanley Lane allocation area but without the secondary
school and employment provision, could accommodate approximately 3,000 new homes overall.

5.42.

In addition to addressing a proportion of the Local Plan shortfall, there are also a number of further benefits
associated with the delivery of a larger scale of development. These include:
•

A significant additional contribution towards the number of new affordable homes. The current draft
policy wording requires 35% affordable homes within the development.

On the basis of our

assumptions regarding capacity, the redistribution of secondary education and employment from the
allocation area to the ‘Northern Triangle’ would provide capacity for circa 1,000 additional homes.
This would in turn result in approximately 350 additional affordable homes to meet the needs of those
households unable to access housing for sale or rent on the open market.
•

A greater number of dwellings would provide a greater financial contribution towards the delivery of
infrastructure. Infrastructure such as the secondary school, which is not needed in its entirety by the
new development, will be funded in part through developer contributions based upon the number of
new pupils likely to be living at the new community. The greater the number of pupils, the greater
this contribution will be.

4

See section 3.2.2.4 of the Employment Land Review 2018
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•

An increase to the population within the development which would be using the local services and
facilities would raise footfall and expenditure, and thereby in turn support a wider range of services
and facilities on site. This virtuous circle will not only enhance the experience of the new residents
by providing a wider range of opportunities within walking and cycling distance but it would increase
the internalisation of the new community, resulting in less trips further afield and a greater proportion
of active travel movements overall.

5.43.

Whilst we acknowledge the sensitivity of the Green Belt in the ‘Northern Triangle’, the harm caused to the
Green Belt purposes as a result of the proposed development would be very substantially and demonstrably
outweighed by the socio-economic public benefits of the new secondary school, major economic growth and
additional housing that would be delivered on the new community as a consequence.

5.44.

In addition to the benefits of development within the ‘Northern Triangle’, there is potential to safeguard land
to expand the new community beyond the plan period on the ‘Land to the South of the A38’. The area shown
on Figure 3 is entirely controlled by Taylor Wimpey and has the potential to accommodate circa 800 homes
alongside a new primary school.

5.45.

Paragraph 22 of the Framework requires local planning authorities to consider the long-term requirements
of development beyond the plan period.
“Strategic policies should look ahead over a minimum 15 year period from adoption, to anticipate
and respond to long-term requirements and opportunities, such as those arising from major
improvements in infrastructure. Where larger scale developments such as new settlements or
significant extensions to existing villages and towns form part of the strategy for the area, policies
should be set within a vision that looks further ahead (at least 30 years), to take into account the
likely timescale for delivery”.

5.46.

This is particularly important where development is to take place in the Green Belt. Indeed, in relation to the
circumstances in North Somerset, the national policy in paragraph 22 of the Framework should be read
alongside that in paragraph 143. This states that:
“When defining Green Belt boundaries, plans should: … c) where necessary, identify areas of
safeguarded land between the urban area and the Green Belt, in order to meet longer-term
development needs stretching well beyond the plan period”

5.47.

Given that the Council has concluded that exceptional circumstances exist to release land from the Green
Belt through the emerging Local Plan, it is highly likely that further land will need to be released from the
Green Belt when the plan is reviewed in the future. Consistent with the Framework and in order to provide
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a long-term (post plan-period) strategy which would increase the scale of development delivered at this highly
sustainable location, we would strongly endorse the safeguarding of this land for development.
B. How the expansion would be sound
5.48.

5.49.

As explained above, the tests of soundness and national policy in the Framework require an allocation to be:
•

Justified when considered against all of the reasonable alternatives;

•

Developable both technically and within the timeframe of the plan period; and

•

Sustainable in accordance with the policies of the Framework.

The justified test requires the site to be considered against the reasonable alternatives available to the local
planning authority. If the authority accept the Taylor Wimpey and Epic proposal, this is a process which will
need to take place through the Sustainability Appraisal at the Submission Plan stage. In undertaking this
test it is necessary to take into account the wider context of the plan and in particular whether ‘exceptional
circumstances’ exist for the release of land from the Green Belt.

5.50.

The ‘exceptional circumstances’ test is set out in paragraph 137 of the Framework. To justify the release of
land from the Green Belt, it must be demonstrated that all of the reasonable options for meeting the identified
need have been first considered and dismissed. These reasonable alternatives include suitable brownfield
sites and underuse land in the urban areas, the optimisation of density and the potential for needs to be
accommodated in neighbouring authority areas outside of the Green Belt.

5.51.

As discussed above, the authority has itself reached the conclusion that exceptional circumstances exist for
the release of land for residential purposes based upon an extensive trawl of all reasonable alternatives. To
a large extent, this analysis and conclusion applies equally to the land proposed for release in the ‘Northern
Triangle’. Whilst the proposed use of the ‘Northern Triangle’ is not for residential development:
•

Since ‘exceptional circumstances’ have been demonstrated for the delivery of circa 18,000 homes
within the plan period, it logically follows that (unless reasonable alternative sites exist which the
authority has not previously taken into account) the residual 2,000 new homes which remain to be
identified should also come from the Green Belt; and

•

the potential to increase the scale of residential development as a result of the redistribution of
uses from the proposed Yanley Lane new community will directly contribute towards the delivery
of an increased quantum of housing for which the authority has correctly concluded that exceptional
circumstances exist.
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5.52.

Furthermore, and in addition to the above, there are very clear and tangible public and sustainability benefits
to locating a new secondary school in this area. Providing secondary education within walking distance of
the existing community at Long Ashton and the proposed new Yanley Lane community, will not only reduce
travel times and facilitate active travel, but it will also support community cohesion.

5.53.

The potential for new employment from an Epic regional campus also represents a very substantial
justification for Green Belt release in its own right. There is a very rare, if not unique, opportunity to deliver a
regional campus for a multinational corporation within North Somerset. We have seen decisions elsewhere
made by authorities, inspectors and the Secretary of State which endorse the release of Green Belt land
where this would have a substantial economic benefit to the authority area. Based on the number and type
of jobs that could be created and the potentially wider positive economic ripples within North Somerset (as
indicated in the Employment Land Review), the broad ranging economic benefits of the development
proposed must be afforded substantial weight in the application of the ‘exceptional circumstances’ test.

5.54.

These benefits are simply not achievable on land outside of the Green Belt in North Somerset. Indeed, as
the Employment Land Review intimates, this type of opportunity is only realistically achievable in a location
close to the edge of Bristol. That conclusion is backed up by Epic who have stated that have not identified
any opportunities elsewhere in North Somerset that would suit their specific locational requirements.

5.55.

Notwithstanding, having already concluded that an allocation including 10ha of employment land satisfies
the ‘exceptional circumstances’ test, the expansion of this, whilst significant, does not represent a further use
which has not previously been considered and deemed acceptable.

5.56.

Paragraphs 138 and 139 of the Framework advise authorities on the approach to adopt once the decision
has been taken that ‘exceptional circumstances’ have been demonstrated. The focus at that stage is on “the
need to promote sustainable patterns of development” and ensuring “consistency with the development plans
strategy for meeting identified requirements for sustainable development”.

5.57.

The ‘Northern Triangle’ is an extremely accessible and sustainable location for the proposed uses. Indeed,
for the reasons explained in the proceeding section, the active travel and public transport connectivity
available from this location to key destinations and a large resident workforce is a major contributing factor
to the decision by Epic that the ‘Northern Triangle’ represents their preferred location. The development itself
could then further enhance the sustainability of this location through the potential introduction of a railway
station, providing high speed public transport access from a number of the towns and villages within North
Somerset as well as onward connections from Bristol Temple Meads.

5.58.

It is our considered opinion that the location is therefore extremely well suited to the proposed education and
employment development and that this represents a sustainable form of development which is consistent
with the plan strategy and therefore also paragraphs 138 and 139 of the Framework.
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5.59.

Finally, paragraph 139 in the Framework require that land released from the Green Belt has clearly defined
boundaries “using physical features that are readily recognisable and likely to be permanent”. The land
proposed for development within the ‘Northern Triangle‘ is bounded by the A370 to the north, the South
Bristol Link Road / Colliter’s Way to the east and the mainline railway to the south. These physical features
represent extremely recognisable and permanent boundaries.

5.60.

For the reasons explained above, whilst we recognise that the land is currently open and does currently
satisfy the Green Belt purposes, the social, economic and environmental sustainability benefits of the
proposed development significantly and demonstrably outweigh the harm.

5.61.

Expanding upon an allocation which has already been identified as a sustainable location for a new
community, and doing so in a way that enhances its sustainably and the public benefits it can deliver, is a
logical and justified means of increasing the housing and employment land supply within North Somerset.

5.62.

The second test concerns whether the development is developable over the timeframe of the plan period.
The evidence earlier in this section of the representation explains that a new community is developable
during the plan period. If the allocation was expanded to increase the number of homes to 3,000, the
evidence indicates that this would similarly be achievable during the Local Plan period. This evidence will be
shared with the NSC officers in due course.

5.63.

The ‘Northern Triangle’ is in a highly sustainable and accessible location for the proposed uses. To
demonstrate this in Figure 4 below we have reviewed and commented upon the proposals against each of
Sustainability Appraisal objectives.
Figure 4: Assessment of development in the ‘Northern Triangle’ against the SA Objectives
SA Objective

Comments

1.1 - Ensure a range of job opportunities are
easily accessible without having to use a car

Whilst the development proposed is education and
employment as opposed to housing, it is in a highly
accessible location, very well served by active and public
transport connections to enhance job opportunities for the
existing and future local communities.

1.2 - Provide opportunities to improve
economic wellbeing and reduce inequalities
by providing good access to education and
training opportunities

As a development which comprises exclusively education
and employment uses, the proposals would contribute
very significantly to the achievement of this objective.

1.3 - Promote the optimal use of land which
supports regeneration, maximise re-use of

The land is greenfield and previously undeveloped.
There is however an implicit recognition in the Preferred
Options Local Plan that development will be required on
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previously developed (brownfield) land and
protects the rural economy

greenfield land to meet the future growth needs of the
authority area.

1.4 - Promote development which requires a
deliverable level of high-quality and
sustainable infrastructure

The land is extremely well placed to deliver education and
economic growth in a location already served by highquality and sustainable movement infrastructure. The
needs of the future students and employees of the
development will be met on site as part of the proposed
development.

2.1 - Boost housing delivery and meet the
housing need identified within the plan period

Whilst the development would not contribute directly to
the delivery of housing, the provision of infrastructure in
tandem with housing has been shown through research
to enhance the delivery rate and therefore boost housing
completion rates.

2.2 - Deliver affordable or specialist housing
where it is most needed to meet the needs of
North Somerset’s population

As a development for education and economic uses it will
not in itself provide affordable housing. However, the
consequential impact of releasing more land within the
new community for housing will boost the delivery of
affordable housing overall.

2.3 - Achieve reasonable access to a wide
range of community, educational, town centre
and healthcare facilities

The delivery of the proposed development would
contribute positively to the achievement of this objective,
directly providing enhanced education facilities to meet
the growth needs of the local community.

2.4 - Enhance community cohesion and
community facilities provision including
cultural facilities

The location of the proposed secondary school between
the proposed new community allocated under Policy LA2
and the settlement of Long Ashton is a deliberate and
very conscious decision in order to support cohesion and
connectivity between the two communities. The
proposals would therefore respond very positively to this
objective.

2.5 - Achieve healthy living opportunities
promoting good access to healthcare
centres, open spaces, Public Rights of Way,
walking and cycling opportunities, and
outdoor leisure activities

A new secondary school would be accompanied by a
large number of sports pitches and facilities. It is
assumed at this stage that these would be available for
community use outside of school hours and would
therefore enhance local provision for the existing
community and the residents of the new homes on the
Yanley Lane site.

3.1 - Reduce carbon emissions by supporting
appropriate decentralised renewable energy
generation

The location of the site and its accessibility by alternative
modes of transport mean it is very well placed to provide
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employment development in a manner which minimises
car use and associated carbon emissions.
Furthermore, whilst the proposals are at a very early
stage, there is an in principle commitment from Epic to
deliver an exceptionally sustainable development which
will minimise carbon emissions arising from the
development.
3.2 - Minimise vulnerability to tidal & fluvial
flooding, without increasing flood risk
elsewhere. Also minimise surface water flood
risk and harm to water quality and availability.

Part of the land is current identified as falling within Flood
Zone 2 however this is in part due to an issue with the EA
flood mapping. Work undertaken by Buro Happold on
behalf of Epic has investigated the flood risk and drainage
matters in greater detail; this is provided alongside the
representation by Epic. Based upon this evidence and
the work previously undertaken by Stantec on behalf of
Taylor Wimpey, we are extremely confident that the
proposed development is deliverable on the land without
extending into the areas at risk of flooding.

3.3 - Reduce the need to travel by car to
minimise environmental impacts of
unsustainable forms of travel, including
transport related carbon emissions and air
pollution. Ensure good access to
infrastructure that promotes travel by active
modes (walking and cycling).

The ‘Northern Triangle’ is arguably the most accessible
area within the Taylor Wimpey land control and this is
what makes it so attractive to Epic. The majority of the
Epic workforce currently travel to work on foot, bicycle, or
public transport. Locating the employment campus in a
location which is so highly accessible will help maintain
these commuting options, minimising the environmental
impacts of the development.
The secondary school is also extremely well placed for
access via walking or cycling. Good access to the site is
achievable from Long Ashton and there are means of
providing a pedestrian / cycle connection from the new
community.

3.4 - Minimise impact on and where
appropriate enhance sensitive landscapes.

The site is not located within or in close proximity to any
designated protected or sensitive landscape areas. Its
development would not therefore conflict with this
objective.

3.5 - To conserve and enhance historic
places, heritage assets and their settings.

There are no heritage assets on the site itself which would
be effected by the proposed development. To the north
is the All Saints Church at Long Ashton. Whilst the church
tower may be partially visible from the site through filtered
views, it is so at some considerable distance. Through
sensitive design and landscaping the impact upon the
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setting of this listed building can be successfully
mitigated.
3.6 - Protect and where possible enhance
biodiversity, geodiversity and green
infrastructure and allow for its adaptation to
climate change, particularly with respect to
protected habitats and species

The ecological surveys and assessment collated for the
site cover all of the land within the control of Taylor
Wimpey, including the ‘Northern Triangle’. There exists
therefore a thorough understanding of the ecological
sensitivities of the site which has informed previous
masterplanning work and the integration of a carefully
considered network of Green Infrastructure into the
masterplan.
Based on the comprehensive understanding of the
ecological resources of the site, there are no significant
constraints that preclude the future development of the
Northern Triangle from an ecological perspective. On the
contrary, there is an opportunity to create new and
substantially enhanced habitats in this area which would
contribute positively to the achievement of this objective.

5.64.

In summary, the proposed development of the Northern Triangle for a secondary school and employment
campus would make a significant positive contribution to the sustainability objectives of the Local Plan.
Indeed, across all three pillars of sustainability – environmental, social and economic – the development
would deliver considerable gains. It is therefore reasonable to conclude that the proposals would represent
sustainable development.

5.65.

The proposed safeguarded land to the south of the A38 also satisfies each of the three tests established to
determine the soundness of an allocation in the Local Plan. It is justified for development given its location
close to, and accessibility from, many of the services and facilities located within Bristol. Furthermore, should
the land be allocated for development through a review of the Local Plan, at that point in time development
will have, as a minimum, commenced on the new community north of the A38. The residents of new homes
on the safeguarded land would therefore be within active travel distance of the local services and facilities
delivered in the new community core.

5.66.

It would be for the replacement Local Plan to ultimately consider all of the reasonable alternatives available
for meeting growth needs at that time, however, for the reasons explained previously, it is highly likely that
not all of the needs will be capable of being met outside of the Green Belt. Releasing and safeguarding this
area now will reduce, or at least minimise, the need to revise the Green Belt boundary again in short order
through a subsequent replacement Local Plan.
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5.67.

All of the land proposed to be safeguarded is within the control of Taylor Wimpey and can be accessed and
delivered without any third-party interests. It is therefore an entirely developable parcel of land and there is
no reason to assume that this wouldn’t be the case in the future through the Local Plan review.

5.68.

With regards the sustainability of the site, we do not provide a detailed analysis of the site against the
objectives of the SA within this representation. However, much of the assessment and many of the ‘scores’
against the SA objectives will be very similar if not the same as those attributed to the proposed allocation
area and set out in Figure 4 above. In accordance with that analysis, it is therefore a demonstrably
sustainable location for residential development.

5.69.

In summary, we are extremely confident that the land to the south of the A38 represents an entirely
appropriate, developable and sustainable opportunity to meet future housing growth needs beyond the
current plan period. If the authority however concluded that the land should be allocated for development
within the Local Plan to meet the needs of exist now and until 2038, Taylor Wimpey would welcome the
opportunity to discuss how the location could come forward in parallel with, and as a part of, the new
community.
Proposed Replacement Policy Wording

5.70.

In the preceding section of this representation we conclude that there would be substantial and wide ranging
benefits to expansion of the allocation and the rearrangement of the land uses. Our comments on the draft
wording of Policy LP2 below reflect our proposed expansion of the allocation to incorporate the additional
land controlled by Taylor Wimpey. Where relevant we have explained the changes we recommend to this
policy wording to reflect the expanded allocation.
Figure 5: Policy LP2 Commentary
Policy Requirement

Comments

A new mixed use strategic growth
location is proposed at Yanley
Lane (Woodspring golf course) on
land released from the Green Belt
at the broad location defined on
the policies map to accommodate
around 2,500 dwellings, including
875 affordable homes, 10 ha
employment land, a local centre, a
new secondary school and three
420-place primary schools.

The inclusion of the land to the north of the proposed allocation in
the area described as the ‘Northern Triangle’ presents an
opportunity to reorganise and expand the land uses to
accommodate an increased scale of development.

Taylor Wimpey

Relocating the secondary school and employment components of
the allocation into the ‘Northern Triangle’ offers a wide range of
benefits including an opportunity to introduce a major new multinational technology company – Epic – who wish to create a new
regional campus on the site. This would result in a larger overall
quantum of employment land, albeit in the form of an office campus
which is well suited to this sensitive location.
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Furthermore, the redistribution of uses would enable the delivery of
a number of additional homes within the new community on the
existing allocated land, enhancing its sustainability further by
supporting a wider range of new infrastructure.
We wholly support the delivery of sufficient education provision on
the site to meet the needs arising from the new community.
However, we have two concerns with specifying the precise
requirement through the Local Plan. First, the need for education is
directly and proportionately related to the number of homes. Only
once the number of homes is fixed through the planning application
/ masterplanning process will the consequential impact on education
requirements be known.
Second, we would welcome the
opportunity to engage with the education authority on the primary
education requirements as we enter into the pre-application
process. Ahead of those discussions we are not in a position to
confirm or otherwise whether we agree that three 2FE primary
schools is the correct and appropriate scale of provision. For these
reasons, we recommend removing reference to the quantum and
form of provision from the policy unless we reach a point at which
the education provision has been agreed.
Finally, the number of affordable homes within the development will
be directly proportionate to the over number of new homes. Rather
than specifying a fixed number, we would therefore recommend this
is changed to a percentage.
Detailed masterplanning will be
prepared to guide its coordinated
and comprehensive development
and the creation of a sustainable
community.

We entirely agree that detailed masterplanning is required in order
to guide the comprehensive and coordinated development of the
allocation. The mechanism to achieve this is far more straight
forward at Yanley Lane than it is at other locations within North
Somerset as all of the land required to deliver the development is in
the control of Taylor Wimpey. Furthermore, Taylor Wimpey intend
to prepare an outline planning application for the development in
parallel with the plan-making process. The detailed masterplanning
will therefore be captured within a planning application and the
delivery of infrastructure and mitigation measures etc will be
crystallised through the statutory planning framework. There is no
need therefore for the authority to either produce or require the
production of a separate ‘Comprehensive Masterplan‘ in advance of
the submission of a planning application.

•

This first development principle is entirely aligned with Taylor
Wimpey’s aspirations for the new community. The Yanley Lane site
presents an outstanding opportunity to create a high-quality and
distinctive new community which balances the objectives of
maximising the potential of this exceptionally accessible and

The development will form a
distinctive, new sustainable
community with a unique highquality character and design;
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sustainable location with sensitivity to the wider landscape and
impacts of the development.
•

The development will deliver
neighbourhoods based on high
standards of active travel with
safe, direct and attractive
walking and cycling routes
from the new neighbourhoods
to the local centre, schools and
facilities, and links into Bristol,
Parson Street station and
surrounding areas. Severance
caused by Colliter’s Way and
the relationship to the A38 will
need to be addressed;

One of the significant positive attributes of the Yanley Lane
allocation is its accessibility and the opportunity to harness active
travel connections within the new community and to a wide range of
destinations beyond. Indeed, the site is within cycling distance of a
large number and range of employment, recreation, education, retail
and leisure etc destinations, including those within Bristol city
centre. Taylor Wimpey‘s vision for the new community is one which
harnesses this attribute and incorporates active travel as a key
component of the community’s cultural identity. We therefore fully
support this development principle.

•

A segregated mass transit
route will pass through the
development linked to the local
centre and provide the
opportunity for fast, frequent
access to Bristol;

There are a number of options available within the new community
to integrate high quality and frequency mass transit services. Initial
discussions have taken place with officers to explore these
opportunities and further engagement will take place through the
pre-application process. Maximising the sustainability and range of
travel options from the new community to key destinations is a
shared objectives and aspiration of Taylor Wimpey and we therefore
fully support this development principle.

•

The development will be
designed with direct access on
to an extended Metrobus
network, enable local bus
access throughout the
development and connect with
the wider bus network in the
area;

In addition to the mass transit connections, the site is extremely well
placed to connect into the existing network of local bus services and
to extend the Metrobus service which currently terminates at the
Long Ashton Park & Ride. Providing a wide range of sustainable
travel opportunities alongside the active travel measures described
above and the proposed vehicle charging regime in Bristol city
centre will discourage future car use by providing more attractive
alternative options to the private car.

•

A centrally located, accessible
and distinctive local centre will
form the heart of the new
development, with the re-use
of the golf club house
providing an opportunity to
provide community and other
facilities from the outset;

A development of the scale proposed will result in a critical mass of
residents which will support and sustain a substantial new local
centre. In simple terms, the greater the number of new residents,
the greater the footfall and expenditure within the local centre, and
consequently the wider range of services and facilities which can be
viably sustained.

Taylor Wimpey

Taylor Wimpey’s objective is to create a distinctive heart to the new
community which will not only provide for the needs of new residents
but will act as a focal point for interaction and community cohesion.
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Their aspirations therefore align with this proposed development
principle.
•

The development will comprise
medium to high density living
in beautiful buildings and a
green setting with the highest
densities close to the local
centre, facilities and public
transport nodes to ensure
these are accessible by the
highest number of people on
foot;

We support the principle of accommodating a range of densities and
character across the allocation site. Within a development of
approximately 2,000-3,000 homes there will inevitably be a range of
house types and sizes to meet the needs of a mix and balanced
community. Focusing higher density development close to the more
accessible core of the new community will maximise the number of
residents using public transport as opposed to the private car.
It is important however not to disregard the housing needs of the
wider housing market area and the role that the allocation, and more
broadly North Somerset, plays in meeting those needs. The future
planning application must therefore be based upon a form and
density of development which not only maximises the sustainability
of the side but delivers housing which meet the future needs of the
community.
Delivering a high quality of development is a shared aspiration, with
Taylor Wimpey aspiring to create a desirable place within a well
landscaped setting.
For these reasons we support this development principle, and intend
to engage with the authority officers and members to develop
proposals which achieve this shared ambition.

•

New schools, healthcare,
community, and recreation
facilities will be provided;

We fully support the principle of providing the social and community
infrastructure to meet the needs of the new community in tandem
with new homes. A broad development principle which captures all
of the infrastructure requirements is, we consider, a more
appropriate development principle for the Local Plan than the
quantified requirement specified in the opening paragraph of the
policy.

•

Low traffic neighbourhoods
within the scheme should be
used to ensure convenient and
safe walking and cycling
access to the local centre and
key facilities;

Consistent with previous comments above, an overarching ambition
of Taylor Wimpey is to maximise the sustainable accessibility of this
location through the design and delivery of a new community which
promotes active and public transport ahead of the private car.
Achieving this objective requires a strategic response and the
coordination of active travel options and public transport
opportunities. At the detailed design stage the delivery of these
strategic objectives will be supported through the creation of low
traffic neighbourhoods and movement corridors which maximise the
convenience and safety of active travel. We therefore wholly support
this development principle.
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•

Green infrastructure corridors
will structure the development,
enhance existing wildlife
features, increase biodiversity
and provide attractive routes to
walk and cycle, and will define
the limits of development;

The network of green infrastructure within a development of this
scale inevitably serves many purposes including those contained
within this development principle. It is our intention to also design
the green infrastructure network in such a way that it is coordinated
with and supports the blue/drainage infrastructure and BNG that is
required throughout the development. Providing a comprehensive
blue/green infrastructure network will achieve this and other
development principles and is considered by Taylor Wimpey to be a
key objective in the future masterplanning of the site.

•

Development will enhance the
Yanley ridge - with tree
planning and other landscape
improvements;

The highest part of the proposed allocation is on the Yanley Ridge,
a promontory that extends broadly east west along the northern part
of the proposed allocation. Enhancing the strategic landscaping
through new tree planting and the creation of a well vegetated
corridor will be a key feature of the blue/green infrastructure network
described in the preceding development principle.
Our proposed expansion of the allocation to incorporate the land
known as the ‘Northern Triangle’ will also require a specific
landscape treatment. We therefore propose an expansion of this
development principle to set out a specific objective of enhancing
the existing landscaped edge along the southern part of the A370
on the northern boundary of this site.

•

The development will respect
and where feasible enhance
the historic setting of Ashton
Court and Clifton Suspension
Bridge, conservation areas
and listed buildings;

The location of the development outside of Ashton Court Estate and
some distance from the Clifton Suspension Bridge means there is
little opportunity to directly enhance these heritage assets or their
setting. Through careful and sympathetic masterplanning there is
however potential to enhance their appreciation by framing visual
connections to the Clifton Suspension Bridge from within the
development.
The other listed buildings and conservation areas within close
proximity of the site also need to be respected and whilst this is
covered by other development management policies in the
Consultation Draft Local Plan, we have no objection to a separate
and specific acknowledgement of this in the policy.

•

The development will address
flooding and drainage issues
include the identification of
potential protected flood
corridors from the Barrow
Tanks;

Taylor Wimpey

A fundamental requirement for any planning application is to
demonstrate that it adequately addresses flood risks and drainage
requirements associated with the proposed development. There is
a further, site-specific requirement relating to the allocation to
manage the risks associated with development close to the Barrow
Tanks. Work undertaken to date by Taylor Wimpey demonstrates
how this can be successfully managed and mitigated through the
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masterplanning of the development. This development principle is
entirely achievable and supported by Taylor Wimpey.
•

The proposals will include
suitable transport
hubs/interchanges to ensure
access between sustainable
modes of transport and
accommodate a potential park
and ride facility. Large surface
level car parks should be
minimised and the local centre
should not be visually
dominated by car parking;

As explained above, initial dialogue has taken place with the
highways authority regarding the accessibility and connectivity of
the development within the active, public transport and highways
networks. This will be further developed once the output of
modelling work has been completed which will assess the impact of
development and effectiveness of mitigation measures which could
be put in place to address these impacts. The benefits of measures
such as a park & ride for example will be considered in the round
through that process and we have no objection therefore to
reference at this stage to the potential for such a facility.

•

Vehicular access routes onto
Colliter’s Way and the A38 will
be designed to prevent
through traffic diverting
through the area;

Avoiding unnecessary traffic movements through the development
will enhance its attraction and quality, and aspiration that Taylor
Wimpey share with the Council. We have not yet reached the point
of testing details transport and vehicle movements yet however and
are not in a position therefore to comment upon detailed matters
such as this. We have nevertheless retained the development
principle in our suggested revised policy wording as the aspiration
is shared.

•

Consideration will need to be
given to providing a range of
job opportunities, well related
to public transport access;

The ‘Northern Triangle’ is arguably the most accessible area within
the Taylor Wimpey land ownership and best related to the public
transport network. Indeed, it is only a short distance from here to the
Metrobus terminal at the Long Ashton Park & Ride, and there is
potential for a future station on the rail line that forms the southern
boundary of the area. This area is also extremely well located for
access onto the cycle network, providing a direct, predominantly offcarriageway link through to Bristol City Centre.

The desire to minimise the amount of surface parking is similarly
supported by Taylor Wimpey.

It is partly for this reason why we consider this part of the site to be
extremely well suited to the significant employment opportunity
presented by Epic. Epic currently has offices in Bristol City Centre
Where the average age of the workforce is relatively young and most
commute to work by sustainable modes of travel. Placing this major
employment opportunity in an extremely accessible location, will
minimise the number of vehicle trips delivering precisely what this
development principle is seeking to achieve.
In addition to this very significant employment opportunity, the new
community on the proposed Yanley Lane allocation would generate
a diverse range of jobs within a variety of sectors. It will also be
designed in such a way that it creates an environment well suited to
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employees or SME business owners who work from home all or part
of the time.
We reflect this proposed approach to employment in the updated
policy wording provided at the end of this section.
•

The development will need to
set out a phased approach to
development, including
consideration of potential
beyond the plan period;

It is absolutely essential to consider and agree with the authority the
phased approach to the delivery of the development and supporting
infrastructure. This is something which would take place through
both the pre-application discussions on the planning application and
also through the plan-making work of the authority.
As explained earlier in this representation, we are confident that a
combination of (a) the strategy of preparing a planning application
in parallel with the preparation of the Local Plan; (b) the ability to
provide multiple simultaneous development outlets; and (c) the
market absorption rates for a development of this scale and in this
location, will enable the delivery of the allocation as a whole during
the plan period.
The potential for development beyond the plan period is on the land
to the south of the A38 which it is proposed is removed from the
Green Belt and safeguarded to meet future development needs
beyond the plan period.
This proposed change to the allocation is reflected in the updated
policy wording and it is recommended that a separate policy be
introduced to the plan to address the safeguarded land to the south
of the A38.

•

The proposals must include
compensatory improvements
to the remaining Green Belt;

The majority of the land within the control of Taylor Wimpey is well
suited to development either during the plan period or safeguarded
for development beyond. There are however some areas within the
ownership where compensatory improvements can be made to the
quality of the land which will remain within the Green Belt.
For example, under Taylor Wimpey‘s proposals for the ‘Northern
Triangle’, land which is currently in agricultural use and largely
inaccessible to the public, will accommodate dual use sports pitches
and areas of publicly accessible open space. Furthermore, Epic’s
proposals are not for a gated or closed off campus, but one
footpaths linking to local communities. Through the development,
the overall form of development and mix of uses will enhance public
access on both the land to be retained within the Green Belt and
that which it is proposed to release for development.

•

The identification of primary
and secondary educational
facilities centrally located to

Taylor Wimpey

As explained above, Taylor Wimpey support the provision of primary
and secondary education facilities as part of the new community. It
is important however that the new secondary school is designed and
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the new developments,
including school places within
a safe walking distance from
the new homes, access to
early years settings and
walkable access to services
used by children and families.

delivered in such a way that it provides a wider benefit to the existing
local communities, in particular the residents of Long Ashton. With
considerable development proposed through the Local Plan at
Backwell and Nailsea, the capacity of Backwell secondary school to
accommodate pupils from Long Ashton will decrease. Other
secondary school options are also further afield as there is no
secondary education provision close to Long Ashton within North
Somerset.
Locating the secondary school within the ‘Northern Triangle’ will
provide a new facility on the doorstep for local residents and will
serve both the existing and new communities equally. It will
therefore not only provide a wider benefit but will assist in community
cohesion and the integration of the residents of the Yanley Lane
development with their neighbours in Long Ashton.
There are three development principles under the policy which make
reference to education provision. To avoid confusion and repetition,
we have propose that these are rationalised into a single
development principle which accords with the strategy set out in this
representation.

5.71.

In accordance with the comments outlined above, we propose that the wording of Policy LP2 is revised as
follows:

Taylor Wimpey

April 2022

47

North Somerset Local Plan – Preferred Options Consultation
Representations by Savills on behalf of Taylor Wimpey

Policy LP2 – Yanley Lane (Woodspring Golf Course)
A new mixed use strategic growth location is proposed at Yanley Lane on land released from the Green
Belt at the broad location defined on the policies map. The allocation comprises two areas, the
development of which are linked:
1. Land at and adjacent to Woodspring Golf Course; and
2. Land south of the A370 and north of the railway.
The Land at and adjacent to Woodspring Golf Course is allocated for a new community of
approximately 3,000 dwellings, 35% of which will be affordable homes, a local centre and primary schools.
Planning application proposals for the development must deliver:
• a distinctive, new sustainable community with a unique high quality character and design;
• neighbourhoods based on high standards of active travel with safe, direct and attractive walking
and cycling routes from the new neighbourhoods to the local centre, schools and facilities, and
links into Bristol, Parson Street station and surrounding areas. Severance caused by Colliter’s
Way and the relationship to the A38 will need to be addressed;
• a segregated mass transit route passing through the development linked to the local centre and
providing the opportunity for fast, frequent access to Bristol;
• direct access to an extended Metrobus network, and enable local bus access throughout the
development and connect with the wider bus network in the area;
• a centrally located, accessible and distinctive local centre will form the heart of the new
development, with the re-use of the golf club house providing an opportunity to provide
community and other facilities from the outset;
• medium to high density living in beautiful buildings and a green setting with the highest densities
close to the local centre, facilities and public transport nodes to ensure these are accessible by
the highest number of people on foot;
• new schools, healthcare, community, and recreation facilities linked to the new homes via a safe
and attractive pedestrian and cycling network;
• low traffic neighbourhoods within the scheme to ensure convenient and safe walking and cycling
access to the local centre and key facilities;
• green infrastructure corridors which structure the development, enhance existing wildlife
features, increase biodiversity and provide attractive routes to walk and cycle, and will define the
limits of development;
• an enhanced landscape on the Yanley ridge - with tree planting and other landscape
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improvements;
• an appropriate form of development which respects and, where feasible, enhances the
appreciation of Ashton Court and Clifton Suspension Bridge, and the setting of other heritage
assets effected by the development;
• a flood risk and drainage strategy which includes the identification of potential protected flood
corridors from the Barrow Tanks;
• suitable transport hubs/interchanges to ensure access between sustainable modes of transport
and accommodate a potential park and ride facility. Large surface level car parks should be
minimised and the local centre should not be visually dominated by car parking;
• vehicular access routes onto Colliter’s Way and the A38 which are designed to prevent through
traffic diverting through the area;
• consideration will need to be given to the creation of a range of local job opportunities which
complement the strategic employment within the northern part of the allocation on land south of
the A370 and north of the railway; and
• a logical phased approach to the development which supports the delivery of infrastructure
alongside housing.
The Land south of the A370 and north of the railway is allocated for a secondary school and
employment development. The development will:
• form an attractive and well landscaped education and office campus;
• be well-related to and served by active and public transport connections, including links to the
Julibee Way Cycle Path and the MetroBus;
• include enhanced strategic landscaping within the allocated land with a particular focus on the
land to the south of the A370; and
• integrate a green infrastructure network within the structure the development, enhance existing
wildlife features, increase biodiversity and provide attractive routes to walk and cycle.
Detailed masterplanning will be prepared alongside the preparation of outline planning application(s)
to guide the coordinated and comprehensive development of the allocation and the creation of a
sustainable community.
Consideration will be given across the allocation as a whole to the compensatory improvements to
the land remaining within the Green Belt.
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5.72.

In addition to the above, it is also proposed that a new policy is introduced to address the removal of the land
to the south of the A38 from the Green Belt and it’s safeguarding for future development. Our suggested
policy wording for this is as follows:

Policy LP2a – Safeguarded Land to the South of the A38
Land shown on the Policies Map to the south of the A38, west of the South Bristol Link Road is removed
from the Green Belt and safeguarded for possible future development. The safeguarded land is not
allocated for development at the present time. Planning permission for development of the safeguarded
land will be granted only when it is proposed for development following a review of the Local Plan.

Taylor Wimpey
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6.

Development Management Policies

6.1.

The Preferred Options plan contains a large number of draft Development Management policies. It is helpful
to have sight of these and be in a position to comment at this stage. We have commented below on those
policies which we consider could be improved, often through relatively minor changes to the approach or
wording.
Figure 6: Development Management Policy Commentary
Policy

Comments

Policy DP1:
High Quality
Design

This draft policy focuses on the detailed aspects of design and the requirements for
different forms of development. Taylor Wimpey are thoroughly committed to the
delivery of high quality design and support a policy framework that helps to achieve
that objective.
The comments made below and the suggesting changes are aimed at enabling both
effective decision-making and high quality design outcomes.
As an overarching point, the current draft of the policy is very lengthy. In a number of
places, it covers matters that are already the subject of other policies or Council
documents and therefore do not need to be duplicated here. Below we suggest specific
areas where changes could be made to streamline the policy wording, without
compromising on the quality of outcomes that it will achieve, however, we would also
be supportive of more comprehensive revisiting of the policy wording with a view to
further streamlining.
•

‘The siting of all elements of the scheme, soft and hard landscaping, levels, density,
form, scale, height, massing, detailing, colour and materials are appropriate and
make best use of the characteristics of the site and its surroundings, its heritage
and natural value and are appropriate to its use and position within the landscape
and/or townscape’
This wording should be amended to state that the level of information to be
submitted should be proportionate to the application type and stage of project.

•

‘The site integrates with the surrounding pattern of streets and paths, provides
good links to public green and urban spaces and continues strong characteristic
local development patterns where they contribute positively to local character
including plot and building frontage widths’
It is felt that the words ‘where appropriate’ should be included at the end of this
sentence. It will not always be appropriate or desirable to propose locally
characteristic plot and building frontage widths as they may not be compatible with
wider placemaking or other policy objectives (e.g. development densities, parking
requirements etc.).
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•

‘The design responds to existing drainage patterns, minimises water and energy
consumption and incorporates SuDS as appropriate’
Whilst we support the principle of what this seeks to achieve, it is already covered
by other drainage and energy policies within the consultation document, and
therefore this bullet point should be removed.

•

‘Proposals visible from main approaches into settlements should aim to protect and
enhance views from the approach, particularly regarding retention, provision,
and/or enhancement of green areas, open spaces, trees and vegetation’
It is considered that this policy requirement should only apply when the view is
specific (or sequential) and of value because it creates a positive and locally
distinctive arrival experience. Similarly for green infrastructure and vegetation, the
current wording offers no assessment of value, condition or mitigation, and there
should not be a blanket presumption in favour of retention. In addition to these
changes, ‘where appropriate’ should be included at the end of this sentence.

•

‘The proposal should not prejudice the retention of private amenity space and
should include high quality and usable private amenity and play space appropriate
to the type of proposal and character of the area. This can be provided as gardens
for any new separately occupied dwelling, or as private balconies, or communal
gardens and roof terraces accessible to all dwellings not provided with their own
private space’
As above, as currently drafted this is not sufficiently precise for decision making
purposes. This should be amended or removed from the policy.

•

‘Proposals for lighting schemes should not have a harmful impact on the living
conditions of residents, significantly increase sky glow, cause glare or light
trespass or impact on biodiversity.’
As currently drafted this is not sufficiently precise for decision making purposes.
Furthermore, reading literally, this would preclude any lighting that increases light
or has any effect on biodiversity of any kind, which is unreasonably onerous. This
should be amended accordingly.

•

‘Major development proposals should be accompanied by Design and Access
Statements, parameter plans and Community Engagement Statements, providing
evidence of effective community involvement in the development of the design.
Management plans should be submitted for the long-term maintenance of all
shared public and private spaces and facilities including private drainage
installations and SuDS and services that the developer intends to provide instead
of the Council.’
We support these as sensible requirements, however, they do not need to be
included within policy, as they are already covered within national and local
validation requirements

Policy DP5:
Climate Change

Taylor Wimpey

This draft policy sets out ways in which development can be designed to demonstrate
that the vulnerability to climate change has been taken into consideration. We support
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Adaptation and
Resilience

the principle of what the draft policy seeks to achieve, i.e. encouraging new
development to be resilient to the impacts of climate change, although the requirement
to ‘protect existing … biodiversity’ should be removed (heading 2, bullet point 2). This
is unnecessarily onerous and imprecise, and does not take into consideration the
quality of existing biodiversity features or the principle of mitigating e.g. it may be that
a higher percentage of biodiversity net gain could be achieved through the removal of
existing poor quality habitats and the provision of new high quality habitats.
Furthermore, this change would help to better align the commentary in this draft policy
to the content of draft policy DP32, which we comment on below.

Policy DP6: Net
Zero
Construction

We recognise the Council’s ambitions to drive progress on the route to net zero carbon
development and the aspirations it has to progress ahead of the standards emanating
from the changes to Building Regulations through the Future Homes Standard.
The Council should provide evidence demonstrating a clear local need for the water
consumption requirement sought but regardless should not adopt a standard beyond
the optional standard of 110l, as stated within the NPPG.
As part of the preparation of the planning application for the new community
development, we will be engaging with the authority on the energy strategy for the
development and looking in detail at the options that are available. We do not therefore
intend to comment further on the policy position at this stage but through engagement
with the authority on the application we intend to reach an agreement on the strategy
for the site and its implementation.

Policy DP8:
Efficient Use of
Land

This draft policy seeks to encourage development on vacant and previously developed
land and optimal use of land more generally. We provide comments on the draft policy
extract below:
•

‘The minimum target density will be 40 dwellings per ha, but this should be higher
at accessible locations. In all cases density should respect and complement the
character of the surrounding area’.
We have a number of concerns with the adoption of a minimum density target.
Each and every development opportunity must be considered on its merits and in
the context of its surroundings. Two sites that directly adjoin each other could
prove to be optimized by very different development densities. Minimum density
requirements are a very blunt tool and are incapable of providing the nuanced
response to site specific considerations which is necessary to achieve the
approach specified in paragraph 124 of the Framework.
If the starting point for the authority is an unrealistic density range then there will
likely be as many exceptions to the rule as there are schemes which are policy
compliant. Therefore, rather than seeking to establish fixed density ranges through
the plan, we strongly recommend the authority instead encourage efficient use of
land where it is appropriate to do so and in the context of the five considerations
specified under paragraph 124 of the Framework.

Taylor Wimpey
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Policy DP14 –
Active and
Sustainable
Transport

We broadly support the approach adopted within this policy, which aims to promote
active and sustainable forms of transport. However, the requirement for electric vehicle
charging is unnecessary as from June 2022, Part S of the Building Regulations will
require EVCP in residential developments.

Policy DP32:
Nature
Conservation

We broadly support the approach adopted within this policy, which aims to conserve
biodiversity. However, we the first paragraph should also contain acknowledgement
that mitigation is also an appropriate form of nature conservation, aligning with the
comments we make above in relation to draft policy DP5. This change is consistent
with the remainder of the proposed wording of draft policy DP32.

Policy DP34:
Trees and
Woodlands

This draft policy covers the protection of existing trees and woodland as well as new
planting. Although we support the general principle of what the draft policy seeks to
achieve, there are a number of aspects which require further consideration. These are
addressed in turn below.
•

‘The equivalent of a minimum of one tree per dwelling is planted, to be located in
gardens where practical’
No justification or evidence is offered to underpin this as a formula. It also gives no
consideration to site specific characteristics. We urge that this quantum is
evidenced, or removed from this draft policy.
Notwithstanding the above, on a point of practicality, we don’t believe that
encouraging tree planting within gardens ‘where practical’ is necessarily desirable,
for the following reasons:
o

Planting trees within the demise of dwellings places the responsibility for their
maintenance and longevity with individual residents, as opposed to a
management company or other party, making it more likely that they are
removed.

o

This takes no account of the specifics of the dwellings and gardens in question,
such as topography, residential amenity or practicalities of maintenance.

For the reasons above, we recommend that the second clause of the extract above
is removed from the draft policy.
•

‘In exceptional circumstances where loss is unavoidable and fully justified, a
suitable compensation strategy for replacement of trees, hedgerows, or to rectify
damage (direct or indirect) to woodland is identified’
It is not clear whether this requirement relates to all existing trees or whether it
specifically applies to certain trees such as veteran or champion trees. No definition
is offered, however, if this requirement is intended to relate to all trees (and
hedgerows), it is overly onerous and should be removed.

•

Taylor Wimpey

‘Proposals for off-site provision is made where tree planting is not appropriate or
practical on site’
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This requirement is lacks specificity and, therefore, is not appropriate as part of a
policy for decision making. It should be made clear in what circumstances tree
planting will be considered to be ‘not appropriate or practical on site’.
•

‘All new residential development proposals include street tree planting into every
street, using suitable species planted at intervals appropriate for the site’.
Paragraph 131 of the Framework states that ‘Planning policies and decisions
should ensure that new streets are tree-lined’. Footnote 50 goes on to caveat this,
stating ‘Unless, in specific cases, there are clear, justifiable and compelling
reasons why this would be inappropriate’. The draft policy wording goes beyond
this requirement, requiring every street in all new residential developments to
include street tree planting. The draft policy should be revised to align with the
Framework.

Policy DP38:
Built Heritage

This draft policy sets out requirements for development proposals that affect
Conservation Areas and listed buildings. We strongly object to the wording of this draft
policy owing to its inconsistency with the Framework. Paragraphs 199 – 208 of the
Framework contain a much more nuanced approach, reflecting the magnitude of harm
and setting out appropriate justification is each case. The inconsistency with the
Framework not only renders the draft policy unsound but would, if adopted in its current
form, present challenges for accurate and consistent decision making.
The Framework states that ‘when considering the impact of a proposed development
on the significance of a designated heritage asset, great weight5 should be given to the
asset’s conservation (and the more important the asset, the greater the weight should
be)’ (paragraph 199).
It goes on to state that ‘any harm to, or loss of, the significance of a designated heritage
asset (from its alteration or destruction, or from development within its setting), should
require clear and convincing justification’ (paragraph 200).
Paragraph 201 then outlines that if a ‘proposed development will lead to substantial
harm to … a designated heritage asset, local planning authorities should refuse
consent, unless it can be demonstrated that the substantial harm or total loss is
necessary to achieve substantial public benefits that outweigh that harm or loss’ or all
of the criteria outlined apply.
Paragraph 202 extends on the above, stating that ‘where a development proposal will
lead to less than substantial harm to the significance of a designated heritage asset,
this harm should be weighed against the public benefits of the proposal including,
where appropriate, securing its optimum viable use’.
By way of example, we highlight 3 elements of the policy which are inconsistent with
the above elements of the Framework.
1. ‘New development will not cause harm to the existing character and
appearance of the Conservation Area and wherever possible positively
enhance it’.

5

Underlining, here and throughout the remainder of the response to this draft policy, added by Savills as emphasis.

Taylor Wimpey
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2. ‘New development affecting the setting of a Conservation Area or listed
building preserves those elements of the setting that make a positive
contribution and, where possible, better reveals the significance of the
conservation area or listed building’.
3. ‘Development will be expected to preserve and where appropriate enhance the
character, appearance and special interest of Conservation Areas and listed
buildings and their settings’.
For the reasons above, the current wording of draft policy DP38 is unsound and needs
to be comprehensively revised.
Policy DP39:
Archaeology
and NonDesignated
Heritage Assets

This draft policy sets out how archaeological interests should be considered as part of
development proposals.
As with draft policy DP38, we strongly object to the wording of this policy owing to its
inconsistency with the Framework. Paragraphs 199 – 208 of the Framework contain a
much more nuanced approach, reflecting the magnitude of harm and setting out
appropriate justification in each case. The inconsistency with the Framework not only
renders the policy unsound but would, if adopted in its current form, present challenges
for accurate and consistent decision making.
In particular, the paragraph below is inconsistent with the above elements of the
Framework, requiring the significance of archaeological remains to be preserved and
enhanced. This is not only inconsistent with the Framework but also conflicts with the
proceeding paragraphs, one of which outlines circumstances in which the preservation
of archaeological remains is not required.
•

‘Development proposals that would affect archaeological remains will be expected
to demonstrate, by a thorough understanding of the significance of the asset, how
any change proposed would preserve and, where appropriate, enhance their
significance’.

For the reasons above, the current wording of draft policy DP39 is unsound and needs
to be comprehensively revised.
Policy DP42:
Affordable
Housing
(including Rural
Exception
Schemes)

This draft policy seeks to set the requirements for affordable housing for the emerging
plan period.
At this present time, the information made available as part of the consultation does
not enable comprehensive and evidenced response to be provided, as no viability
evidence has been provided for review alongside the evidence of need. Alongside the
late change of the target from 30% to 40% at the Council’s Executive meeting in
February, where the consultation document was approved by Members, this does not
offer confidence that the content of this draft policy is evidence led.
This draft policy should be reviewed and reconsulted on, alongside the necessary
evidence base.

Taylor Wimpey
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Notwithstanding the above, these representations acknowledge the increasing need
for affordable housing within North Somerset and note the role that the selection of
appropriate allocations can play in boosting the supply of affordable housing.
Policy DP44:
Accessible and
Adaptable
Homes

This draft policy sets a threshold and requirements for the provision of accessible and
adaptable homes.
The West of England Local Housing Needs Assessment (September 2021) indicates
a minimum and maximum need for adapted housing in North Somerset between 2023
– 2028 (+6,832 dwellings and +16,647 dwellings, respectively). The draft policy has
assumed the maximum need will be necessary and sets high requirements of M4(2)
Category 2 and M4(3) Category 3 dwellings for both market housing and affordable
housing. This gives no consideration to the adaptation of existing dwellings and puts
the sole onus on those delivering new dwellings and the Council’s evidence does not
justify the proposed policy requirement.
In addition to the above, a caveat is required to note that this level of provision is subject
to site specific circumstances as, for example, topography may not enable step free
access to dwellings.
We recommend the requirements of this draft policy be reconsidered and reduced,
taking into consideration the adaption of existing dwellings and site specific
circumstances.

Policy DP46:
Homes for All

This draft policy seeks to ensure the types, sizes and tenures of homes requirement to
meet needs are identified. Whilst we broadly support the principle of what the draft
policy is seeking to achieve, we provide comments on a number of aspects in turn
below.
‘Developments of 100 dwellings or more will be required to include provision for
older persons accommodation such as in the form of retirement accommodation
or supported independent living’.
These representations object to this element of the draft policy and recommend that
this is removed. In principle, a threshold of 100 dwellings does not correlate to an
appropriate indicator for the acceptability, appropriateness or suitability of the site /
location as a location for older persons accommodation.
With regard to site practicalities, 100 dwellings is not a high threshold and
accommodating both “unrestricted” dwellings alongside more specialist older persons
accommodation may result in the optimal use of the site being compromised. Subject
to the nature of the older persons accommodation being considered, the infrastructure
that accompanies it and the nature of its use (ie patterns of trip generation, car parking,
garden space, deliveries, servicing etc) can be very different to typical Use Class C3
residential.
Again, subject to the nature of the older persons accommodation, often a certain scale
of provision is required in order to make it viable and manageable from the perspective
of specialist developers and operators.

Taylor Wimpey
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‘Proposals for self-build and custom housebuilding will be supported. On
development sites of 100 homes or more 5% of the total homes should be made
available for sale as serviced self-build and custom housebuilding plots’.
A number of observations are made here:
•

In principle, no viability evidence accompanies the consultation to be able to
ascertain whether the proposed 5% / 100 homes threshold is appropriate or
not. The costs and values associated to the delivery of this policy must be
considered in the round, and appraised against the delivery of other policy
requirements including affordable housing and infrastructure. This evidence
should be made available for consultation alongside this draft policy to allow
for meaningful comment to be provided.

•

Notwithstanding the above, subject to consideration of evidence, Taylor
Wimpey acknowledge the importance that the Government are placing on
boosting the delivery of self / custom build units and therefore do not object to
the principle of a requirement for a percentage of self and / or custom build
dwellings on larger residential sites; however, there are inherent conflicts with
this approach:
o

With the need for at least some design continuity between the “host”
site and the self / custom plots, this takes away the freedom that
attracts many people to the latter in the first place.

o

Unless the characteristics of the site are such that the self / custom
build area can have its own access (which in most cases will be
unachievable or unviable), the contracting and construction associated
to multiple self-build units, on top of any contractors associated to the
“host” site can represent a significant health and safety challenge.

•

Again notwithstanding the above, with regard to the percentage, it is not clear
how the 5% has been arrived at in response to the figures that are contained
within the West of England Local Housing Needs Assessment (2021) and the
North Somerset Register. On top of this base quantum evidence, reductions
should be applied to reflect households registered on more than one local
authority register and average take up rates of plots brought to market to reflect
real demand, as opposed to interest. This may require a review of rates from
other authorities who have longer standing policy positions to reflect from.

•

With regard to the detail of how this draft policy would be administered, a
significantly greater level of detail should be included within the supporting text
with regard to matters including, but not limited to, design standards, plot
delivery, marketing requirements, default arrangements for unsuccessfully
marketed plots.

In light of the above, we would recommend the Council to revise the content of the draft
policy in advance of the next consultation.

Taylor Wimpey
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Policy DP50:
New
Educational,
Sporting,
Leisure, Health
and Community
Uses

Taylor Wimpey

This draft policy requirements for developments proposing educational, sporting,
leisure, cultural, health and community facilities.
Whilst we broadly support the approach proposed within this draft policy, the first two
bullet points are very similar i.e. the encouragement for new educational, sporting,
leisure, cultural, health or community facilities to be provided in sustainable and
accessible locations to the communities they serve. These two bullet points should be
combined to avoid unnecessary duplication in line with paragraph 16(f) of the
Framework.
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Nick Matthews
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Appendix NM1
Plan of the Land Controlled by Taylor Wimpey
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Yanley Lane
NORTH SOMERSET

Vision Document
| April 2022
Working together to deliver a sustainable community

Yanley Lane
NORTH SOMERSET

Taylor Wimpey are
Sustainable Place Makers
Sustainable Placemaking - the golden thread that will run
throughout our proposals for Yanley Lane and encapsulates
our drive and commitment to creating sustainable
communities and places for people.
Yanley Lane will be a place where people can lead modern,
healthy and active lifestyles within easy reach of the jobs,
schools, shops and services that make up a vital part of
growing this new community.
It is a collection of neighbourhoods tied together by an
attractive, diverse and accessible landscape. Characterful
streets and spaces will be framed by buildings of real
quality, with a variety of new homes offering something
for everyone. Public Transport links to Bristol will be fast
and direct, whilst for local journeys people can move
comfortably by foot or by bike.
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Context
The site covers an area of 129ha and
predominantly comprises Woodspring
Golf Club and agricultural land. Site
boundaries are formed by the Yanley
Ridge in the north, Yanley Lane or
Colliters Way to the east, the A38 to the
south, and areas of mature woodland or
agricultural land to the west.

In the wider setting, the site sits within a vale
landscape formed by the high ground of Dundry
Hill at 233m AOD to the South, and the Failand
Plateaux at 150m AOD to the north. The highest
part of the site is on the northern boundary at an
approximate elevation of 85m AOD, falling to a
point at approximately 50m AOD located midway
along the Yanley Lane site frontage.
Yanley Lane crosses the eastern half of the site on
a north - south orientation that connects between
Long Ashton and the A38. Existing buildings of
note include the Grade II listed buildings of Castle
Farm and Colliters Brook Farm, and the clubhouse
of Woodspring Golf and Country Club. A series of
watercourse cross the site consisting of the Colliters
Brook and other un-named tributaries.
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Six principles for Making Sustainable Places
Our vision is to create a healthy and thriving
place that is good for people and nature. Building
on the inherently sustainable qualities of the
site – its location and connections – we aspire
to create a diverse, prosperous, and resilient
development for current and future generations.

Community
Community cohesion created
through inclusive environments
that enable neighbourly
interactions and a collective
sense of responsibility for the
development and the people
that live there.

We will promote innovative and
sustainable ways of living that creates
a community by delivering learning,
working, recreational and social
opportunities, and by incorporating
measures to tackle climate change.
The development will create a
character and identity of its own
that’s respectful to its surroundings
and sits comfortably in the landscape.
Working alongside North Somerset
Council, the community and other
stakeholders, we will look to develop
our proposals based on six principles
for Making Sustainable Places.

Sustainability
A place that is committed to
creating a healthy ecosystem
for the future, for people, for
wildlife and the planet.

Green
Framework
A connected and diverse
network of green spaces and
corridors will permeate the
development to enhance
and enrich habitats and
biodiversity for current and
future generations to
benefit from.
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Connectivity
An exemplar sustainable
transport network will make it
easy to travel around the site and
to nearby destinations using active
travel, Metrobus and other low
carbon movement opportunities,
including the potential for an
integrated Mass Transit
route linking to Bristol
city centre.

Wellbeing
Designed for the wellbeing
of it’s residents, this will be a
place where people of all ages
and abilities can lead healthy and
happy lives with good access to
outside spaces, education and
recreational facilities, local
services and the cultural
and economic hub
of Bristol.

Sense of Place
Rooted in North Somerset with
Bristol for a neighbour, this will
be a place that respects its green
surroundings whilst celebrating
the nearby vibrancy and
diversity of the city.

8 | Yanley Lane, North Somerset | Vision Document

Planted Ya

The Ideas Map
Our Commitment to a
Collaborative Design Process
approach to
The ideas map shows just one
to meet the
d
vere
deli
be
ld
cou
site
the
how
t Local Plan
draf
the
of
s
priorities and objective
We welcome
.
LP2
cy
Poli
n
atio
alloc
c
and strategi
Council
the
with
the opportunity to engage
masterplan
ly
tive
bora
colla
to
s
and Stakeholder
ntial.
pote
it’s
mise
opti
can
it
that
so
the site
use
land
osed
Discussions regarding prop
including the
and quantum of development,
a critical part
form
placement of key uses, would
ess.
proc
of this engagement

Lower density
neighbourhood

Primary
Education

Wooded edge

Mass transit

Vision Document| Yanley Lane, North Somerset 9

anley Ridge Views of Bristol
landmarks
Yanley lane

Wildlife
corridors

Secondary
Education

Metrobus

Higher density
neighbourhood
Local Centre and
transport hubs

Central Gardens
Employment
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Sense of Place
Rooted in North Somerset with Bristol for a
neighbour, this will be a place that respects its green
surroundings whilst celebrating the nearby vibrancy
and diversity of the city.

»

Creation of a place where people
aspire to live

»

»

Range of housing types, sizes and
forms to be delivered in styles
and densities that support the
creation of a high quality and
distinctive place with recognisable
neighbourhoods

Provision of a vibrant and thriving
local centre that’s formed by
buildings of civic scale and quality
in the heart of the development

»

A place that’s well integrated with
its surroundings and context
by respecting it’s green and
rural roots whilst optimising
accessibility to Bristol

»

Respect and incorporate views
of nearby landscapes and
landmarks, including Dundry Hill
and Clifton Suspension Bridge.

»

Inclusion of characterful and
attractive green spaces that are
designed for a variety of purposes
including amenity, recreation and
relaxation, structural landscaping,
biodiversity, movement and water
management.
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Sustainability
A well balanced place designed to bring enduring
success and opportunity to the people and wildlife that
exist there.

»

Buildings, infrastructure and
landscapes designed to last the
test of time, with use of materials
with low embodied carbon

»

Thriving and biodiverse green
networks supporting wildlife and
help guard against changing
climatic conditions

»

Generate range of socio-economic
benefits to boost the local
economy and support proposed
services and facilities on site

»

Optimise sustainable access
to Bristol and other nearby
destinations via exemplary
active travel and public transport
provision

»

Homes designed to help meet
the challenge of climate change
through reduced energy
consumption measures and
sustainable energy generation

»

Management of surface water to
mitigate flood risk and improve
water quality through measures

such as rainwater harvesting,
permeable conveyance systems
and passive treatment features to
break down pollutants.
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Community
A cohesive new community with inclusive and
accessible environments that encourage neighbourly
and social interactions between the people that live,
work and play there.

»

Creation of spaces where people
can meet for leisure, events,
groups and gatherings, including
formal community facilities,
flexible pop-up areas and a coffee
shop.

»

Areas for outdoor activities,
recreation and play that are easily
accessed from the doorstep
and help to build a thriving local
community.

»

Local centre forming a central
hub of activity at the heart of the
development.

»

Quality design and placemaking
that generates a sense of
responsibility and ownership of
the place
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Connectivity
Development at Yanley Lane is in a highly accessible
location able to deliver a sustainable new community
benefiting from access to a wide range of travel
choices.

»

Design structured around an
accessible movement hierarchy
that prioritises active travel, public
transport and emerging low
carbon technologies above the
private car.

»

Substantive introduction of
pedestrian and cycle routes that
give direct, safe and convenient
access to and around the
development.

»

Integration of MetroBus and
other bus services so that people
can easily travel between the site,
Bristol city centre, Hengrove and
other city wide destinations.

»

Safeguarding of a dedicated Mass
Transit route through the heart
of the development so that the
planned exemplar service linking
Bristol Airport with Bristol City
Centre can directly serve this new
community.

»

Provision of a transport hub at
the heart of the scheme that
provides seamless interchange
between transport modes and
services, enables electric vehicle
charging and gives access to hire
schemes for electric bikes and
scooters.
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Strategic
Connectivity
Key

Lime Kiln Roundabout

The Centre

Next Bus - Bus Stop
Lime Kiln Roundabout
2 minutes

Leisure (8mph)
26 minutes
Commute (12mph)
17 minutes
Electric (14mph)
15 minutes

3.4 miles

Some traffic, as usual

Steps

Preview

Pin
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Wellbeing
The health and prosperity of people
living at the Yanley Lane development
will form an important aspect of shaping
the sites design

»

A place designed with
opportunities to bring health,
security, and happiness to people
of all ages, abilities and means.

»

Good access to the outdoors with
spaces for exercise and relaxation
that can contribute to the
wellness of the community.

»

Provision of essential services and
facilities, including healthcare,
education, community facilities
and jobs, so that people can fulfil
everyday activities with ease and
convenience.

»

Excellent access to the vibrant
cultural, leisure and economic
hub of Bristol so that people can
experience and benefit from the
vast range of opportunities it
provides.
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Green Framework
A development that’s structured
around and permeated by a rich and
diverse green infrastructure that works
with the sites topographical form,
watercourses and ecological networks.

»

Multifunctional open spaces
designed for people, movement
and wildlife to support the
creation of a well balanced and
sustainable place.

»

Enhancement of the brook
corridors to provide biodiverse
environments that offer habitat,
amenity space and drainage
features.

»

Extended and improved structural
planting along the Yanley Ridge
to provide additional visual
containment of the development
and strategic green infrastructure
connectivity, linking between
Barrow Wood to the east of the
site and the restored landfill
planting scheme to the east.
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Creating a place where
people want to live
A residential led strategic
growth location is proposed at
Yanley Lane

Hundreds
of affordable
homes

The development will form a
distinctive sustainable community
with a unique high quality
character and design

10 ha of
land for job

Connections

Medium to high
density living in
beautiful buildings
and a green setting

Links into Bristol,
Parson Street station and
surrounding areas.
From the new
neighbourhoods
to the local centre,
schools and facilities

Dedicated mass

High
standards
of active
travel

transit route

opportunities
The
development
will need to
set out a phased approach
to development, including
consideration of potential
beyond the plan period

Safe,
direct and
attractive

Walking
and
cycling
routes
Green
infrastructure
corridors
will provide
structure
to the
development

Enhance existing wildlife
features, increase

biodiversity
and provide attractive
routes to walk and cycle

Local Network

Re-use of the golf club house providing
an opportunity to provide community
and other facilities from the outset

Connect with the
wider bus network in
the area

Enable local
bus access

Direct access on
to an extended
Metrobus network

New schools,
healthcare, community,
and recreation facilities
will be provided

Primary and secondary
educational facilities

Local Centre
Centrally located,
accessible and
distinctive which will
form the heart of
the new development

Convenient
and safe
walking
and cycling
access to
the local
centre and
key facilities

Sustainable
Community

Respect and where
feasible enhance the
historic setting of
Ashton Court and Clifton
Suspension Bridge
conservation areas and
listed buildings

Enhance the Yanley
ridge with tree planning
and other landscape
improvements
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1

Introduction

1.1

Introduction

1.1.1

Stantec Uk Ltd. have been commissioned by Taylor Wimpey to provide transport and highway
advice in support of the development of land to the south west of Bristol, for a site referred to
as ‘Yanley Lane (Woodspring Golf Course)’ in North Somerset Council’s Local Plan 2038
Preferred Options. It is expected that the site would provide for a strategic mixed-use
residential led development, contributing to North Somerset Council’s housing delivery over
the next 15 years.

1.2

Purpose of This Document

1.2.1

This report presents the Access and Movement Framework that will guide the design of the
proposed development and the delivery of a sustainable new community at Yanley Lane to the
south west of Bristol, in the administrative boundary of North Somerset Council (NSC).

Figure 1.1: Site Location – The location of the Yanley Lane site, immediately adjacent to the built up area of Bristol, provides for
an accessible new community.

1.2.2

This document presents the development’s Access and Movement Framework within its policy
context at national, regional and local level. It then outlines the transport vision and objectives
for the development, that then are articulated into associated key Transport Principles to form
the pillars of the Access and Movement Framework.

1.2.3

Once the Transport Principles for the development are identified, this document translates
these into Transport Concepts and Opportunities that will be applied to the proposed
development in order to demonstrate how these principles will guide the future master plan for
the development.
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1.2.4

This document concludes by showing how the development put forward responds positively to
its policy context and can play a significant role in delivering regional and local transport
aspirations, supporting housing delivery within North Somerset and the economy of the region.

1.3

Yanley Lane – The site and Proposed Development

1.3.1

The site at Yanley Lane (including the additional land proposed by Taylor Wimpey for
education and employment) is located to the south west of Bristol, approximately between
Ashton Vale and Bishopsworth to the east and Long Ashton and with Barrow Gurney to the
west as shown on Figure 1.1.

1.3.2

The proposed development will be a place where people can lead modern, healthy and active
lifestyles within easy reach of the jobs, schools, shops and services that make up a vital part
of growing the new community. It will be a collection of neighbourhoods tied together by an
attractive, diverse and accessible landscape, with characterful streets and spaces framed by
buildings of real quality and with a variety of new homes offering something for everyone. The
development will include approximately 3,000 homes depending upon the extent of the
allocation, primary and secondary education, employment land, a local centre including
healthcare, convenience retail, community uses and a range of flexible spaces available for
remote working and possible business start-ups.

J:\32189 Ashton Park\Technical\Transport\WP\Reports\Access
& Movement Framework\20220429_AMF_Final for Issue.docx

2

Access and Movement Framework
Land at Yanley Lane (Woodspring Golf Course)

2

Yanley Lane – Site Location – Regional level

Figure 2.1: Strategic Public Transport Connections; the Yanley Lane site is directly connected to the existing and proposed
public transport network across the West of England

2.1.1

Yanley Lane is located within a highly accessible location at the regional level as shown on
Figure 2.1. It is located on key public transport corridors including:


The A370, with the Long Ashton Park and Ride site adjacent to the northern boundary of
the site;



The A38 which is a key corridor connecting Bristol to its International Airport; and



Colliters Way (The South Bristol Link) along the eastern boundary of the development
area and provides access to MetroBus services.

2.1.2

MetroBus connects the development to the region’s public transport system, providing
sustainable means of access to all key employment destinations within the West of England,
including the Enterprise Zones/Areas promoted by the Local Enterprise Partnership (LEP).

2.1.3

The site at Yanley Lane will be directly served by the proposed MetroBus route between Long
Ashton Park and Ride to Hengrove Park, via Colliters Way. The northern development plot is
currently served by MetroBus, route m2 via Long Ashton Park and Ride, connecting Bristol
City Centre and Bristol Temple Meads station. From the city centre a number of options are
available to public transport users to then travel to other key destinations within the West of
England including rail with interchange at Bristol Temple Meads and MetroBus services to
Filton and Emersons Green.
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2.1.5

2.1.6

The Bristol Temple Meads to Weston-super-Mare railway line runs across the site, accessible
from the existing closest railway station, Parson Street station, which provides access to
Bristol Temple Meads. A number of improvements to the rail network within Bristol are
planned including:


MetroWest Phase 1a provides improved frequencies between Bath and Bristol Temple
Meads, along with hourly service to Severn Beach;



MetroWest Phase 1b will provide hourly connection to Portishead by reopening
Portishead line, potentially accessible from Parson Street Station; and



MetroWest Phase II adds the opportunity of improved rail connections between Bristol
Temple Meads, en-route to the North Fringe and Yate.

The A370 and A38 are key radial routes into Bristol city centre (about 5km from the
development) but also provide connections to:


Weston-super-Mare (about 25km) and the M5 at Junction 21, via the A370, and



Bristol International Airport (about 7km) and Somerset (including Weston-super-Mare),
via the A38.

2.1.7

Colliters Way provides an orbital road connection between these two radial routes and
provides a link to routes across south Bristol to the A4 corridor to Bath (about 20km) and the
A4174 Bristol Ring Road to Emersons Green.

2.2

Walk and Cycle

Figure 2.2: Walk-Cycle Facilities – The location of the Yanley Lane site in proximity to national and local cycle routes

2.2.1

Figure 2.2 above illustrates the local accessibility of the development site by active modes.
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2.2.2

National Cycle Route (NCR) 33 (Festival Way) runs in an east-west alignment connecting
Bristol to Nailsea and Clevedon. It runs to the north of the proposed development, north of the
A370. It meets the National Cycle Route 334 to the west of Long Ashton. The NCR 334 runs
north-south to the west of the development and connects to the Chew Valley area to the
south.

2.2.3

Colliters Way offers another north-south cycle route through the eastern parts of the
development and provides the opportunity to connect into the network of local cycle routes
available throughout the south west urban area of Bristol, linking to a vast number of
destinations within an easy cycling distance of the site. The Colliters Way cycle route also
connects to a bridge over the A370 into NCR33.

2.2.4

Bristol City Centre is located about 5km from the development and there are a number of
employment, education, health and leisure destinations available within a 2km radius from the
development, a walkable and cyclable distance, including the Ashton Vale and Winterstoke
Road industrial estates and Imperial Retail Park.

2.3

Public Transport

Figure 2.3 Existing Public Transport Journey Times

2.3.1

The site at Yanley Lane is also well connected to local public transport networks as shown in
Figure 2.3. The A38 is a key public transport corridor, serving Parson Street railway station
en-route to Bedminster and Bristol City Centre. There are a number of bus routes along the
A370 as well, providing links to Nailsea, Backwell and Weston-super-Mare. There is also a
local bus service terminating at Ashton Vale (Service 23, 1 bus per hour to Broadmead via
Bedminster) within easy reach of the site.
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Table 2.1: Bus Accessibility

Destination

Buses per hour (max)

Peak journey time

24

15-25 mins

6

10 mins

4

55 mins

3

18 mins

1

38 mins

1

60 mins

2

39 mins

Bristol City Centre
Bristol Airport
Weston-super-Mare
Nailsea
Clevedon
Bath
Portishead

2.3.2

The Long Ashton Park and Ride site lies immediately to the north of the development and acts
as a key gateway for public transport connections to Bristol and the rest of the West of
England area.

Photo 2.1: Long Ashton Park and Ride

2.3.3

It is envisaged that the proposed MetroBus services along Colliters Way would provide fast
and frequent connection to Bristol City Centre along a mostly segregated public transport
route, delivering a reliable route to/from the city centre.
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2.3.4

The MetroBus network consists of three separate but interlinked routes which combine to offer
high frequency and high-quality bus transport services across Greater Bristol:


M1: Cribbs Causeway to Hengrove Park via UWE and City Centre (5 buses per hour);



M2: City Centre to Long Ashton Park & Ride (3 buses per hour);



M3: Emerson’s Green via UWE and City Centre (4 buses per hour); and



Proposed route – Hengrove Park to Long Ashton Park and Ride and onwards to City
Centre.

Photo 2.2: Guided Busway along Ashton Avenue Bridge on Metrobus route M2

2.3.5

Other key services located within easy reach of the Yanley Lane site include the A1 (Airport
Flyer) which provides a 10-minute bus route to Bristol Airport and bus routes to key locations
in North Somerset are readily accessible from the site. For example, the X1 and X2 buses
provide four services per hour to Weston-Super-Mare, the X4 provides two per hour to
Portishead, X8 and X9 provide a regular service to Nailsea and the X7 allows Clevedon to be
reached on an hourly basis.
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3

Policy Framework

3.1

National Planning Policy Framework

3.1.1

The National Planning Policy Framework (NPPF) sets out the Government’s economic,
environmental and social planning policies for the country, to then be interpreted and applied
locally to meet local development aspirations.

3.1.2

The NPPF sets out the Government’s commitment to ensuring that the planning system does
everything it can to support sustainable economic growth. Significant weight is placed on the
need to support economic growth through the planning system.

3.1.3

The revised National Planning Policy Framework (NPPF) came into force in July 2021 and
replaced the 2019 edition of the NPPF. The presumption in favour of sustainable development
remains the core objective of the NPPF (paragraph 10 states that “so that sustainable
development is pursued in a positive way, at the heart of the Framework is a presumption in
favour of sustainable development.”)

3.1.4

To promote sustainable transport, paragraph 110 states that “in assessing sites that may be
allocated for development in plans, or specific applications for development, it should be
ensured that:

 Appropriate opportunities to
promote sustainable transport
modes can be – or have been –
taken up, given the type of
development and its location;
 Safe and suitable access to
the site can be achieved for all
users;
 The design of streets,
parking areas, other transport
elements and the content of
associated standards reflects
current national guidance,
including the national design
guide and the national model
design code; and
 Any significant impacts from
the development on the
transport network (in terms of
capacity and congestion), or on
highway safety, can be cost
effectively mitigated to an
acceptable degree.”

Figure 3.1: NPPF, July 2021

J:\32189 Ashton Park\Technical\Transport\WP\Reports\Access
& Movement Framework\20220429_AMF_Final for Issue.docx

8

Access and Movement Framework
Land at Yanley Lane (Woodspring Golf Course)
3.1.5

In Section 9 ‘Promoting sustainable transport’, paragraph 104 states that “Transport issues
should be considered from the earliest stages of plan-making and development proposals, so
that:
a.

The potential impacts of development on transport networks can be addressed;

b.

Opportunities from existing or proposed transport infrastructure, and changing transport
technology and usage, are realised – for example in relation to the scale, location or
density of development that can be accommodated;

c.

Opportunities to promote walking, cycling, and public transport use are identified and
pursued;

d.

The environmental impacts of traffic and transport infrastructure can be identified,
assessed and taken into account – including appropriate opportunities for avoiding and
mitigating any adverse effects, and for net environmental gains; and

e.

Patterns of movement, streets, parking and other transport considerations are integral to
the design of schemes, and contribute to making high quality places.”

3.1.6

Paragraph 111 of the NPPF states “development should only be prevented or refused on
highway grounds if there would be an unacceptable impact on highway safety, or the residual
cumulative impacts on the road network would be severe.”

3.1.7

The National Planning Policy Framework therefore promotes development in sustainable
locations, able to make the most of existing infrastructure while supporting further
infrastructure improvements to the benefit of the wider local economy. In doing so, it prioritises
access by public transport, walking and cycling while the residual traffic impact of
development needs to be addressed if considered severe.

3.2

Local Planning Policy

3.2.1

Development at Yanley Lane will have to recognise and accord with local planning policies as
set out within North Somerset Council’s Local Plan and Core Strategy.

North Somerset Local Plan 2038, Preferred Options
3.2.2

NSC are preparing a new local plan with a 15 year plan period 2023 - 2038. The preferred
Options document is prepared under Regulation 18 of the Town and Country Planning
Regulations 2012.
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3.2.3 The site at Yanley Lane is
identified as one of the locations
for strategic growth, within Policy
LP2 the Council has concluded
that it is not possible to
accommodate the scale of growth
required for NSC in a sustainable
location outside the Green Belt.
3.2.4 From a Transport
perspective, the following
development principles are noted
within the policy:
3.2.5 Bullet (2) states, “The
development will deliver
neighbourhoods based on high
standards of active travel with
safe, direct and attractive walking
and cycling routes from the new
neighbourhoods to the local
centre, schools and facilities, and
links into Bristol, Parson Street
station and surrounding areas.
Severance caused by Colliters
Way and the relationship to the
A38 will need to be addressed”;

Figure 3.2: Site at Yanley Lane, draft allocation within NSC’s Preferred Options
Local Plan Policies Map - March 2022

3.2.6 Bullet (3) states, “A
segregated mass transit route will
pass through the development
linked to the local centre and
provide the opportunity for fast,
frequent access to Bristol”;’

3.2.7

Bullet (4) states, “The development will be designed with direct access on to an extended
Metrobus network, enable local bus access throughout the development and connect with the
wider bus network in the area”;

3.2.8

Bullet (8) states, “Low traffic neighbourhoods within the scheme should be used to ensure
convenient and safe walking and cycling access to the local centre and key facilities’;

3.2.9

Bullet (13) states, “The proposals will include suitable transport hubs/interchanges to ensure
access between sustainable modes of transport and accommodate a potential park and ride
facility. Large surface level car parks should be minimised and the local centre should not be
visually dominated by car parking”;

3.2.10 Bullet (14) states, “Vehicular access routes onto Colliters Way and the A38 will be designed to
prevent through traffic diverting through the area”;
3.2.11 Bullet (15) states, “Consideration will need to [be] given to providing a range of job
opportunities, well related to public transport access”; and
3.2.12 Bullet (18) states, “The identification of primary and secondary educational facilities centrally
located to the new developments, including school places within a safe walking distance from
the new homes, access to early years settings and walkable access to services used by
children and families.”
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3.2.13 The Preferred Options document further sets out the Transport Policies, DP13 – DP18. Within
Policy DP14, Active and sustainable transport it states, “New development will be designed
and located to minimise the need to travel and support a hierarchy which prioritises walking,
then cycling, public transport, car clubs and finally private electric vehicles. Development will
be supported where: Future occupiers benefit from genuine choice through opportunities to
travel by sustainable non-motorised modes, It is well connected to the existing settlement
through a comprehensive network of walking (particularly pavements) and cycling routes,
affording direct and attractive access to community facilities and infrastructure and public
transport interchanges such as a bus stop or train station.”
3.2.14 Policy DP15 lists potential active travel routes and within the site proximity it includes, A38
Active Travel Corridor, Ashton Vale into Bristol via South Liberty Lane, Festival Way (Parsons
Farm) to South Bristol Link (A4174).
3.2.15 Policy LP10: Transport Infrastructure allocation and safeguarding, identifies the major
transport schemes for improvement to the existing services or creating new sustainable links.
The transport schemes which are considered relevant for site are: Extension of Long Ashton
Transport Hub, M5 Junctions 19, 20 and 21, Mass Transit – Bristol City Centre to Bristol
Airport (investigation, no identified alignment) and A38 junction improvements near Bristol
Airport.

Stage 4 and 5 Transport Assessment, North Somerset Local Plan March
2022
3.2.16 The site at Yanley Lane has been assessed within the Stage 4 and 5 – Transport
Assessment, undertaken for the preparation of the NSC Local Plan. The NSC assessment
includes development of 3,200 residential dwellings at the ‘Edge of Bristol’. Five option areas
were assessed for the ‘edge of Bristol’, and the land parcels ‘North of A38’ (Parcel 4 on the
figure below) and ‘South of A38’ (Parcel 5 on the figure below) were considered for growth
options within the draft Local Plan. The mitigation options stated “.. it has been agreed that
proposals need to focus on sustainable transport schemes, rather than additional traffic
capacity, unless there is
justifiable need in the
context of supporting
sustainable movement.
Development proposals in
the Yanley Lane area will
incorporate measures
designed to provide
sustainable transport
enhancement to the benefit
of existing users as well as
future residents. This
includes a transport
interchange, a new local
centre, metrobus extension,
enhancement to the walking
and cycling network. Mass
transit, Conversion of
existing 2+ lane into bus
lane, Conversion of Long
Ashton Park and Ride into a
Figure 3.3: Site at Yanley Lane within Stage 4 and 5 Transport Assessment, ‘Edge of
multi-modal transport hub.’
Bristol’ Opportunitiy Areas

3.2.17 NSC’s assessment included
several land options, including the area to the north of the railway line, south of A370 (option
area 3). However, the assessment report states, that the draft local plan does not include
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Sites 1-3 due to non-transport reasons. Notwithstanding that, the assessment states that all
option areas have excellent connectivity by bus and Parson Street Station is accessible by
cycle.
3.2.18 The site considered in this document includes option areas 3 and 4 of ‘Edge of Bristol’ growth
area within the Stage 4 & 5 Transport Assessment.

West of England – Joint Local Transport Plan 4
3.2.19 The Joint Local Transport Plan (JLTP4) was
published in March 2020 and is led by the
West of England Combined Authority
(WECA), for development of transport for
the region up to 2036.
3.2.20 The JLTP4 states the following to address
Climate Change:


Providing a well-connected and
sustainable transport network to
accelerate the shift towards low carbon
trips;



Supporting sustainable development;



Supporting the take up of Ultra Low
Emission Vehicles to decarbonise
transport; and



Embracing new technology to provide
new travel options for people and ways
of transporting goods.

3.2.21 Within the Vision and Objectives, the
document states, Support Sustainable and
inclusive economic growth:

Figure 3.4: West of England, Joint Local Transport Plan 4



Improved efficiency and reliability on local, national and international transport networks;



Delivery of new housing and jobs is supported;



Access opportunities to employment growth areas and education is provided for all;



Transport assets are maintained and managed, and demonstrate value for money;



The high-quality transport network generates inward investment; and



Congestion and demand on the network is better managed through technological
advances.

West of England – Major Schemes identified within JLTP- 4
3.2.22 The JLTP – 4, Figure 11.1 illustrates major schemes in West of England, designed to address
current transport challenges faced by the region, accommodate planned development and
support a growing economy for the region. The schemes identified that are directly relevant to
Yanley Lane are shown on Figure 3.5 and include:
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Expansion of the Long Ashton Park and Ride site;



The creation of a new Park and Ride site on the A38, notionally at the junction of the A38
and Colliters Way, the facility to be served by metrobus and Airport flyer services to
Bristol;



The delivery of segregated Mass Transit between the city centre and Bristol Airport;



Corridor improvements along the A38 between the new Park and Ride and Bristol Airport,
and between the A370/B3130 junction and Nailsea;



Further MetroWest improvements on the railway line between Bristol and Weston-superMare, via reopening of Portishead railway line, and connecting to Pill and Portishead;



The delivery of a new MetroBus route along the A370 between Long Ashton and Nailsea;



Improvements to M5 Junction 19 and M5 Junction 20;



New railway station at Ashton Gate; and



New and improved strategic cycle routes will be provided in South Bristol and towards
Nailsea.

3.2.23 Development at Yanley Lane has the ability to contribute to the delivery of these strategic
schemes, addressing existing local transport challenges, maximising the use of planned
sustainable transport infrastructure, and supporting infrastructure unlocking further economic
growth for the region.

Figure 3.5: Proposed JLTP-4 Transport Schemes in site surroundings
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4

Yanley Lane – Transport Futures

4.1.1

The site at Yanley Lane offers a significant opportunity to create a new highly sustainable
community which will contribute to delivering the North Somerset’s housing needs whilst
meeting the wider West of England JLTP-4 objectives.

4.1.2

The Transport Vision for the development is:
“To deliver a highly accessible community benefiting from a low carbon, high quality,
integrated, efficient and reliable transport offer based on a range of sustainable mode choices
covering the travel needs of new residents now and in the future, and having the ability to
adapt to changes in travel behaviour through future technological advances.”

4.2

Yanley Lane – Transport Objectives

4.2.1

The Transport Vision for the site is to be implemented through the following key objectives to
create transport networks that are convenient, direct and easy to use throughout the
development:


Walkable Neighbourhood: The development at Yanley Lane will be designed to allow for
a range of day-today facilities to be available to all residents within an easy walking
distance (800m). These facilities would include local employment, retail and leisure
facilities and connections to a transport interchange providing access to the public
transport network and other modes of transport.



Accessibility and Permeability: The development at Yanley Lane will be designed
around networks of hubs and corridors delivering accessibility and permeability by all
modes of transport, with priority for active modes. The most convenient routes reflecting
desire lines will be adhered to in order to create transport networks that are convenient,
direct and easy to use throughout the development.



Connectivity: The internal transport networks will be aligned to the key gateways onto the
existing local transport networks to offer full connectivity between the development and
neighbouring communities within North Somerset and Bristol.



Mode hierarchy: Active and Sustainable modes of transport throughout the development
and at gateways will be prioritised putting walking and cycling first, micromobility options,
then public transport, shared electric cars, and finally private vehicles. This is particularly
relevant to the design of the development’s system of hubs and corridors.



20 Minute Neighbourhood: The development will be designed based on ‘20-minute
neighbourhood’ concept which is defined by its ability to provide access to all human
needs within 20 minutes or less. The design of 20-minute neighbourhoods provides
socioeconomic equitability – those with or without a car have equal opportunities to
access employment, education, recreational opportunities, either via direct walk-cycle
facilities or convenient and efficient multi-modal journeys via transport interchange.
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4.3

Transport Futures

4.3.1

The development at Yanley Lane will
benefit from an adaptable network of
hubs and corridors:


Hubs (Mobility Hubs) will be
designed to allow interchange
between modes of transport and
with the ability to adapt to changes
to modes and transport systems
available in the future.



Corridors will be designed to be
able to reallocate roadspace
between sustainable modes to
reflect use and needs.



Future technologies are likely to
make switching between modes
easier, through technologies such
as Mobility as a Service. It will
therefore be critical to design into
the development mobility hubs or
interchange locations where
Figure 4.1: Schematic Diagram ‘Mobility cell’
changes from one mode to another
can be facilitated. The way the
effect of Future Technologies will be imbedded within the development at Yanley Lane will
be through the implementation of ‘Mobility Cells’ based on the Hubs and Corridors
principles.

Mobility as a Service (MaaS)
4.3.2

Mobility as a Service is a mobility distribution model in which a customer’s major transport
needs are met over one interface and are offered by a service provider. Services are bundled
into a package, similar to a mobile phone price-plan package. Currently MaaS has only been
demonstrated successfully in subsidised trials such as Ubigo in Gothenburg although the
results were very positive (90% wanted it to continue). MaaS is currently being commercially
promoted by MaaS Global (via the Whim app) who have operations in locations such as
Helsinki, Switzerland and West Midlands in the UK.

4.3.3

MaaS is aimed at removing the need to own a car and has the potential to:


Result in large scale movement away from car ownership;



Reduce the number of trips by car by over 40% (Ubigo trial) or even much higher if
combined with fully autonomous vehicles; and



Reduce the cost of travel (up to 70%) through encouraging a sharing approach to travel.
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5

Transport Concepts

5.1.1

The Access and Movement Framework for the site will make full use of two key transport
gateways at the proposed new A38 Park and Ride, near the junction of the A38 and the
Colliters Way, and the expanded Long Ashton Park and Ride. As options progress for Mass
Rapid Transit between Bristol and the Airport develop, opportunities to bring this key southern
gateway into the heart of the development can be embedded into the strategy.

5.1.2

These gateways will provide a multi-modal interchange facility between various modes; mass
rapid transport, metrobus, long-haul buses, local buses, active travel modes, car club vehicles
and private cars.

5.1.3

The Colliters Way and the A38 will play a key role in connecting the development to the
region’s public transport and cycle networks.
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Figure 5.1: Proposed Overview of Transport Connections

5.1.4

Access into the development will be gained from a number of new junctions onto the A38 and
the Colliters Way. These junctions will form external Mobility Hubs within the local transport
networks where interchange between modes will be possible. The internal transport network
will then be structured around internal Mobility Hubs and Corridors connecting local centres,
internal Mobility Hubs, external Mobility Hubs and key transport gateways.


External Mobility Hub: Likely along the key corridors, A38 and Colliters Way providing
access to MetroBus and interchange with other active travel modes;
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Mobility Hubs at local centres: Providing access to local buses, hire e-bikes, e-scooters,
multiple car club e-vehicles. This may include rental office space, café, ‘Amazon’ Locker
facilities, travel information cell etc.;



Local Mobility Hubs (local bus stops): Access to rental e-bikes, e-scooters, cycle parking,
EV charging and may include access to local bus, car club e-vehicle.

5.1.5

This structured transport network will deliver a permeable and integrated transport system
delivering accessibility to all residents and connectivity with the region’s sustainable transport
networks as well as to the key vehicle routes to/from the development.

5.1.6

The identified Hubs and Corridors will allow for a hierarchy between modes to be implemented
through varying the allocation of road space along the Corridors. Road space allocation and
interchange opportunities offered at different Hubs will be able to evolve in the future to reflect
better demand and changing travel behaviours as a result of future technological advances.

Photos 5.1 and 5.2: Sketches showing different scales of Mobility Hubs, source: CoMoUK Mobility Hubs Guidance, 2019/20
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6

Yanley Lane – Access and Movement
Framework

6.1

Walking and Cycling Network

6.1.1

The proposed primary walking and cycling networks follow the Hubs and Corridors concept for
the development with the Colliters Way and an improved A38 corridor providing the main two
axes for further connections onto the adjacent existing networks:


The MetroBus route along Colliters Way and on to the city centre will provide a trunk cycle
connection into Bristol from the development;



The active travel route along Colliters Way will provide a safe connection onto the NCR33
Festival Way, which will play the role of another trunk cycle connection into the centre of
Bristol;



The development will provide LTN1/20 compliant active travel links connecting the
development with Parson Street Station and nearby residential areas;



The Colliters Way also delivers a connection into the Ashton Vale Industrial Estate at
Brookgate. This will provide an additional gateway into local mainly on-street routes from
the development into Bristol City Centre;



Colliters Way will provide a connection to Feeder Road, and development will provide
improvements to active travel routes along the metrobus route;



The southern end of the Colliters Way provides a connection into the network of cycle
routes available around the South Bristol area, in particular around Hartcliffe and
Hengrove;



The development will be designed to provide a quiet walk-cycle route along Yanley Lane,
linking Long Ashton to Bishopsworth; and



The development will contribute to corridor improvements along the A38, reinforcing the
road’s role as a cycle corridor into Bristol and towards the Airport, delivering
improvements to a cycle route to the Airport, for residents potentially working at the
Airport.

6.1.2

The LTN1/20 compliant primary walking and cycle networks serve the development’s Hubs
and gateways where it is proposed that interchange from walking and cycling to other modes,
such as bus, MetroBus or Rapid Transit can be made. As a result, the proposals for the
development include the provision of secure, sheltered cycle parking and provision of rental escooters / e-bikes at the Mobility Hubs and gateways, with the ability to upgrade these
facilities to account for potential future technical advances opening up the door to new
modes/transport systems.

6.1.3

The development site is criss-crossed by an extensive network of Public Rights of Way
(PRoWs). While the development’s urban form will incorporate and improve sections of these
PRoW routes, it is proposed to complement the primary walking network with secondary
leisure routes allowing access to ‘gateways to the countryside’ where the PRoW routes
intersect development.

6.1.4

In particular, the development proposals offer the opportunity to downgrade Yanley Lane to a
quiet walking and cycling corridor only through the development, linking Long Ashton to
Bishopsworth whilst providing alternative link to connect to transport hubs and corridors within
the development.
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Photo 6.1: Segregated Cycle Track design option, Source: Cycling by Design, 2021 Transport Scotland

6.2

Micromobility

6.2.1

The ‘Micromobility Potential in the US, UK and Germany’ report published by Inrix in
September 2019 explains that “Driving and public transport have historically been the most
popular ways to travel, but the explosion of micromobility technology has brought a wide
variety of new options that could make urban mobility more efficient, accessible and
convenient. The emergence of micromobility-as-a-service – defined as shared bikes, e-bikes
and e-scooters – highlights both the consumer and commercial appeal”.

6.2.2

The report further states that “The benefits of micromobility services stem from their higher
efficiency in terms of energy and space. For example, the minimum square footage of one
parallel parking space is 212 square feet, whereas scooters and bikes require three to six
square feet to park. There’s also a sharp contrast in energy efficiency; an e-scooter can travel
up to 83 miles with the same amount of energy it takes an average gas vehicle to travel one
mile. However, nuance is needed in their adoption”.

6.2.1

The Inrix study concludes that “Micromobility faces a promising future by replacing short
distance vehicle trips and providing currently underserved first- and last-mile solutions for
public transit riders. The exceptionally high number of short duration trips found in all three
countries highlights micromobility’s massive market potential. Their flexible networks enable
dynamic management of transport networks providing travellers with fast, efficient alternatives
to driving”.

6.2.2

Although several of these options are not lawful to use on public highways at present (i.e. on
highways, adopted footways, cycleways), the growth of personal transport modes and the
recent trend of Council-run pilot schemes across the UK is likely to see changes to the way
that these are used in due course.

6.2.3

It is proposed that micromobility measures are employed at the proposed development, and
these are set out in brief below:


E-Scooter parking spaces will be provided for both residents and visitors in addition to
standard cycle parking spaces; and



E-bike / micromobility charging facilities to be provided.
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Local Micromobility Opportunities
6.2.4

At the time of writing, an E-Scooter trial is being undertaken in the Bristol City Area, in line with
several similar trials across the UK. Whilst the outcome of this trial is yet to be concluded, it is
highly likely that over the course of the Yanley Lane application period, a shared-use EScooter scheme (or schemes) will be available for use within the city and its surroundings.
Consideration will therefore have been given to ensuring that Micromobility modes including
E-scooters can be used in and around the development safely, efficiently and in combination
with other modes.

6.3

Public Transport Network

6.3.1

The proposed public transport network for site at Yanley Lane is based on the Hubs and
Corridors concept. The expanded Long Ashton Park and Ride and proposed new A38 Park
and Ride sites will form two corner-stone gateways to the local public transport networks at
the northern and southern end of the development.

6.3.2

In addition, the proposed development’s public transport network maximises opportunities to
use local networks:


The Bristol to Weston-super-Mare railway line runs through the development area. Should
land north of the railway line (Parcel 3) come forward for development, the development
proposals will reserve land for the potential creation of a new railway station that would
provide direct access from the development to the region’s rail network. A new railway
station would form an additional public transport gateway for this northern area of the site
and would be integrated within the development’s Hubs and Corridors network.



The Hengrove to Bristol City Centre MetroBus route is planned to route along the eastern
edge of the development along Colliters Way. Three stops are provided that will serve the
development at the junction with the A38, by the Brookgate access into Ashton Vale and
at the Long Ashton Park and Ride. The development’s public transport network aims at
providing feeder services into these three stop locations where interchange between local
bus services and MetroBus can be accommodated as easily as possible.

Photo 6.2: MetroBus bus stop with cycle stands



The JLTP-4 identifies a Mass Transit corridor along the A38 between Bristol City centre
and Bristol Airport. The development at Yanley Lane will have the ability to deliver
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improvements along the A38 to facilitate the delivery of such a scheme, and by diverting
the service through the site it could deliver high quality Public transport accessibility to
Bristol City Centre. This will also allow the development to be fully integrated within a
future mass transit system for Bristol.


Local buses currently serving the local area are planned to be improved under WoE Bus
Service Improvement Plan (BSIP), and as part of the development will be diverted and
extended into the development to provide direct access to buses for residents. The routes
will act as feeder services into the MetroBus and potential Rapid Transit network and
connect with the potential new railway station on site or provide access to Bristol City
Centre and other more local destinations within the south of Bristol directly.

6.3.3

The new park and ride facility at A38 and expanded park and ride at Long Ashton will be
‘gateways’ to the development and will provide multi-modal interchange facility between
various modes; metrobus, long haul buses, local buses, active travel modes, car club vehicles
and private cars. The ability to easily interchange between modes is critical to the
development’s transport strategy and in particular to the proposed public transport access
strategy. As such bus stops on site will be delivered to a similar standard to the MetroBus
stops, including shelter, real time information, and ticketing facilities. Smart ticketing will play a
key role in facilitating interchange between public transport modes until technology advances
allow further integration between all modes at the stops/hubs. Mobility as a Service for
example will offer a single payment platform for all mobility needs irrespective of the mode
chosen.

6.4

Vehicular Access

6.4.1

Access to into the development will be gained at a number of key junctions on the Colliters
Way and the A38. The potential access junctions will likely be traffic signal controlled to allow
for appropriate prioritisation of public transport vehicles, the provision of suitable, safe and
convenient pedestrian and cycle crossings to reduce severance, and the management of
traffic along the main corridors around the site and in particular the A38.

6.4.2

In that respect, the development at Yanley Lane will contribute to the JLTP-4 objective of
managing traffic along the A38 corridor into Bristol, as well offer the opportunity for MetroBus
(and potentially MRT) priority on the way to the Airport.

6.4.3

The development will be designed to fully support Electric Vehicles and will meet the Council’s
standards for the provision of electric vehicle charging points in both residential and nonresidential land uses. The development will provide community EV charging facilities for
visitors to the site at local centres, mobility hubs or other community locations to align with the
increased use of electric vehicles.

6.5

Smarter Work-Life Concepts

6.5.1

The Access and Movement Framework details how the proposed development at Yanley Lane
will incorporate the principles of walkable neighbourhood, accessibility and permeability,
connectivity, mode hierarchy and Transport Futures, to deliver the identified Transport Vision
for the development. The development will also be accompanied by a package of smarter
travel concepts to support the Vision for the development. These include:
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Sharing Economy:
The Sharing Economy
is a hybrid model
between owning and
gift sharing which
refers to peer-to-peer
based sharing of
access to goods and
services. This is a
component of the
Transport Futures.
The development will
promote car clubs with
electric vehicles,
which is an illustration
of the Sharing
Economy, by
providing opportunity
for car club spaces
located at the sites
Mobility Hubs. The
development will also
provide for emerging
micromobility options
such as rental Escooters and E-bikes
Photos 6.3,6.4,6.5: Potential future transport facilities at Yanley Lane: Electic Vehicle
to promote
charging, Cycle repair shop with café, Bike hire facility
sustainable travel
options for both lastmile and long-haul journeys. The development will provide secure parking for e-scooters
and charging docks within the local centres or mobility hubs.



Smart Traveller: As mobile technology progresses the opportunities for information
sharing will expand. The Yanley Lane development will support the roll out of the suitable
technologies so that site users can always have access to the latest travel information to
guide their mode choices and simplify their access to a wider range of transport systems.
This will extend to the workplace through a Smart Worker Package.



Behavioural Change: The development will be supported by a Framework Travel Plan
coordinating the delivery of use specific Travel Plans with the aim to encourage the use of
the wide range of non-car based travel options that will be made available to the site’s
users.



Intelligent Transport Systems: The development will be supported by the latest intelligent
transport system technology allowing the monitoring and management of traffic flows
within the development area, delivering prioritisation of sustainable modes where required
and allowing to maximise the use of the transport infrastructure.



Home Working: COVID-19 has brought a sudden change in the way people work and
travel, and there has been increase in home working during the Covid-19 lockdowns. The
future ways of working are still emerging, but it is considered that the future ways of
working will use’ hybrid’ approach of both home and office working in the future. The
development will be provided with high-speed broadband and high-speed mobile phone
services to facilitate this. Shared coworking space within the local centre or mobility hubs
of the development will also provide rental workspace with flexible terms and could
provide meeting rooms, desk space or individual office rooms, with access to fast WiFi
and refreshments within close proximity of people’s homes.
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6.6

Transport Decarbonisation

6.6.1

The development at Yanley Lane provides opportunity for a high quality, sustainable
community, which will support NSC’s ambition to become carbon neutral by 2030. This will be
achieved by:

6.6.2



The location of site in the vicinity of existing and planned active travel facilities provide
opportunities to travel sustainably by walk, cycle, bus, metrobus, (future mass transit) and
micromobility options to key destinations.



The location of Yanley Lane in proximity to Bristol will lead to short journey lengths for all
trip purposes (commute, shopping, education etc.)



Studies suggest that greatest car reductions due to travel planning measures are
achieved for shorter trip lengths, and therefore it is likely that mode shift away from private
cars will be more effective for the development at Yanley Lane, and thereby result in lower
carbon emissions.



Planning of new developments, such as at Yanley Lane offers an important opportunity to
influence behaviour from day one and achieve modal shift.



The development will provide mobility hubs with cycle parking spaces, emerging
micromobility options such as e-scooters and e-bikes, e-car club spaces, electric vehicle
charging facilities which will together provide options for sustainable travel and encourage
use of electric vehicles.



The two gateways to the development; expanded Park and Ride at Long Ashton and new
Park and Ride at A38, will provide multi-modal interchange facility between MetroBus,
Local bus, cycles, e-scooters, car club and private cars. The Park and Ride at A38 could
additionally provide access to future Mass Transit corridor linking Bristol Airport and City
Centre. As options progress for Mass Rapid Transit between Bristol and the Airport
develop, opportunities to bring this key southern gateway into the heart of the
development can be embedded into the strategy.



Finally, it is not expected that mass take-up of low emission vehicles, and provision of
mobility hubs and gateways will completely eliminate the issue of transport related carbon
emissions and considering that some people may choose to use private petrol/diesel cars
due to various personal reasons, short trip lengths from the development will generate
lower carbon emissions as compared to developments located further afield.

The development at Yanley Lane is located close to existing facilities and amenities and has
potential for a sustainable development through limiting the need to travel and offering a
genuine choice of sustainable transport modes. This can help to reduce transport related
carbon emissions and improve air quality and public health.
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7

Conclusions

7.1.1

The site at Yanley Lane is in a highly accessible location able to deliver a sustainable new
community benefiting from access to a wide range of travel choices.

7.1.2

The development meets the JLTP-4 objectives and supports the delivery of its transport
schemes as well as the emerging Policies in the Draft North Somerset Local Plan.

7.1.3

The site is well placed to make best use of existing and committed transport infrastructure
schemes, reducing enabling costs for development and affording targeted investment in a
wide range of travel choices to the benefit of North Somerset and wider West of England area.

7.1.4

The development at Yanley Lane will help facilitate the delivery of surface access
improvements to Bristol Airport and therefore support the economic growth of the region.

7.1.5

The development at Yanley Lane will provide a new sustainable community with high quality
cycle and public transport accessibility, which will promote healthy lifestyle and support North
Somerset’s net zero objectives.
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