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Heron Land Developments (HLD) are the principal land owners and promoters of the 

North Yate New Neighbourhood.   They have submitted a range of Representations in 

response to the Core Strategy, the principal focus being in relation to Policies CS30 and 

CS31. HLD supports the vision for Yate & Chipping Sodbury (YCS) and the strategy in 

Policies CS30 - 31, subject to a number of points of detail (see Appendix 2 and 2a)  

 

1. How likely is it that the range of measures in Policy CS30 will address the 
deficiencies in the Yate/Chipping Sodbury area identified by the Council. 

 
1.1 Paras. 14.1 - 14.2 of the CS summarize the Council's analysis of strengths and 

challenges facing YCS.  There is a clear synergy between this analysis and the 

results of the independent Household Survey of Yate commissioned by HLD 

(RD27).  The conclusions from that include the following: 

 

• the demand for housing in the town is predominantly locally-generated; 

• the principal reasons for people choosing to purchase their current home in 

Yate are: 

• originally/always lived in the town; 

• employment in Yate; 

• proximity to families/friends; 

• 28% of respondents live in detached houses, a significant increase on the 

previous survey and 35% of those indicating an aspiration to move 

envisage purchasing a detached house, reflecting the traditional pattern of 

trading up in the local market; 

• 52% of respondents have moved house in the last ten years and 15% 

within the last three years.  Both of these figures are a reduction on the 

2003 survey indicating a more static community. 20% of respondents 

indicated that they are very likely or likely to move within the next 3 - 5 

years; 

• Within the 18 - 34 age group (the most dynamic cohort in terms of 

household generation), 56% of respondents own their own home compared 

with 78% in the town as a whole; 
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• 87% of respondents rate their quality of life as very good or good.  Positive 

features of the town are reported to be the shops, amenities, schools and 

quiet environment.  Negative features relate to issues around young 

people, entertainment/leisure facilities and traffic/transport issues; 

• 84% of respondents do all or most of their general shopping in Yate, an 

increase from 73% in 2003.  66% eat out in Yate.  56% are employed in the 

area, an increase from 50% in 2003; 

• 66% of respondents travel 30 minutes or less to work.  32% said they would 

consider switching jobs in order to work closer to home.  

 

1.2 The trend towards an ageing population referred to in para 14.2 of the CS reflects 

border demographic trends.  However, it is important to note that YCS still has a 

greater proportion of the population in the 0 - 44 age groups and fewer in the 65 

plus age groups than the District as a whole (EB13).   

 

1.3 Yate has developed principally through planned growth from the 1960s onwards.  

Until the mid-1990s average house building consistently exceeded 200 dpa.  It 

then dropped off rapidly as no additional provision came forward. In the 

intervening period considerable investment has been made in additional social 

infrastructure, establishing a greater stability and maturity to the community – and 

addressing a previously expressed wish in the community for a ‘breathing space’ 

following the period of rapid growth. 

 

1.4 Average house completions over the past five years have been 35 dpa in YCS and 

the latest RLAS (EB17/1) indicates additional potential (excluding the New 

Neighbourhood (NYNN)) of 314 dwellings on four sites of which two are already 

underway. Traditionally the area has generated little in the form of windfall sites - a 

legacy of the extent of planned developments. Absent the NYNN there is therefore 

very little opportunity for additional housing, restricting beyond all reasonableness 

the ability to respond to the demand created by locally generated household 

growth. This would have consequential implications in terms of affordability and 

the expressed wish of emerging households to remain the town. Moreover it would 

deny the potential to enhance the sustainability of the town through the investment 

generated both directly and indirectly by additional development.  

 

1.5 Policy CS30 indicates a broad range of strategies to underpin the strengths of YCS 

and respond to the identified challenges - e.g., diversifying and enhancing the 

employment base; investing in public transport and other non-car modes; 
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enhancing the community/cultural offer of the town centre. In addition NYNN will 

deliver up to 1,050 additional affordable housing units in the town for which no 

other realistic means of delivery exists. 

 

1.6 Fundamentally, these objectives depend on private sector investment which will be 

provided and/or stimulated by housing development and the additional population 

which it brings.   

 

2 Is the Council's strategy for development to the north of Yate the most 
appropriate one. 

 

2.1 National policy (now NPPF para. 52) recognizes the merits of larger-scale housing 

developments.  Mixed use urban extensions to existing towns have an established 

role in urban planning. They offer the critical mass of development which can be 

most effective in terms of: 

 

• Co-locating housing with jobs and services (provided within the scheme) 

facilitating a reduced need to travel; 

• Enabling the delivery of a mix of house types and tenures; 

• Generating funding for physical and social infrastructure investment, 

responding not only to the needs of the development but benefitting the 

established community as well. 

 

2.2 Section 3.2 of our Pre-Submission Consultation response provides further detail on 

these points. The Council’s strategy of focusing growth in one comprehensively 

planned urban extension provides the best means to deliver the identified 

objectives and in so doing enhancing the sustainability profile of the town as a 

whole. 

 

3 Is the scale of development envisaged likely to meet local needs or will it 
encourage more commuting to other centres. 

 

3.1 RD27 indicates that 56% of YCS residents work in the immediate area.  17% 

commute to Greater Bristol with 27% going elsewhere.  Thus the majority of 

existing residents work locally and the measures in Policy CS30 are intended to 

enable this to increase. 

 

3.2 That said, Yate has traditionally been an attractive location for commuting and will 

always remain so. Complete self-containment is an unrealistic ambition with or 
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without more housing.  A DCLG/TCPA Study1 argues that the attainment of self-

containment is almost impossible in the more crowded parts of England.  At para. 

9.2 the Study concludes: 

 

"....while it can be seen that the idea of the project as 'self-contained' 
remains locally desirable, it was probably always mythical, and 
anyway is not an entirely appropriate concept for the networked 
future.  Towns and cities are clustering already, for economic, social 
and cultural reasons…..Major urban extensions and new towns will 
certainly be joining an existing or emerging cluster and will need to be 
configured accordingly." 
 
 

3.3 Thus, although important, the emphasis is less on securing significantly increased 

self-containment (which may well be unattainable in any event), but in ensuring 

high quality sustainable walking, cycling and public transport linkages and 

delivering modal shift away from the car to reduce congestion, thereby responding 

to another of the issues which is raised in para. 14.2. 

 

3.4 Broadening the employment base of Yate will assist in encouraging local 

employment and RD27 has identified that 32% of residents would consider 

switching jobs in order to work locally.   

 
3.5 The North Yate New Neighbourhood has been developed with sustainability 

principles at its heart. From a transport perspective: 

 

- the mixed use nature of the development (incorporating residential, 

employment, schools, local centre, retail and community uses) will remove the 

need to travel outside the NYNN for some journeys;  

 

- high quality and safe walk and cycle routes will encourage local journeys to be 

made by these sustainable modes, both within the NYNN and for journeys to 

and from other parts of Yate; 

 

- travel plans will be developed for the residential, employment and school 

components of the development, further encouraging the use of sustainable 

modes; 

 

- new and extended bus routes into and out of the development will increase the 

attractiveness of travelling within Yate by bus; 
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- existing bus services serving the Greater Bristol Area would be diverted into 

the NYNN and their frequencies improved, thereby encouraging the use of the 

bus for longer journeys; 

 

- improvements to Yate rail station and rail infrastructure (in line with the 

Council’s transport strategy – see RD40 paras. 4.19 – 4.21)  will increase the 

attractiveness of travelling to and from Yate by train. 

 

3.6 The measures described above will have the effect of reducing the volume of traffic 

generated by the NYNN from the levels which would otherwise have occurred. In 

addition, those measures aimed at addressing travel beyond Yate (ie the longer 

distance bus services and improvements to the rail services) will be attractive to 

some existing residents of the town who currently choose to travel by car. The 

combined effect is that some 40% of the traffic which would otherwise have been 

car-based commuting trips will be encouraged to either walk, cycle or travel by 

public transport. 

 

3.7 Despite these measures, it is still appropriate to address the effect of car-based 

traffic generated by the NYNN. Some will be destined for Yate and Chipping 

Sodbury and some will travel further afield. However, an off-site mitigation strategy 

has been agreed with South Gloucestershire Council, comprising a series of 

junction improvements along Goose Green Way, Iron Acton Way and Yate Road.  

These junction improvements are sufficient to cater for the forecast level of traffic. 

 

3.8 In summary, therefore, the NYNN would have the predominant effect of meeting 

local needs which, from a transport perspective, would be reinforced by investment 

in walk, cycle, bus and rail measures. However, some residents of the NYNN will 

undoubtedly choose to commute to Bristol City Centre and other parts of the 

Greater Bristol Area to work. The net effect (additional commuters less those 

existing commuters attracted by the improved bus and rail measures) can be 

accommodated on the highway network providing the NYNN is accompanied by a 

series of improvements at key junctions in the local area. 

 

4 Do alternative sites in the Yate/Chipping Sodbury area have discernible 
advantages over the Council's preferred location and, if so, what are these. 
 

4.1 The suitability of the North Yate land has been established through detailed 

assessments carried out both as part of the Core Strategy process and the 
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preparation of HLD’s outline planning application. This is a relatively 

unconstrained site with no impediment to the development proposed. Where 

required, mitigation which will be secured through the planning application 

process.  

 

4.2 During the preparation of the Core Strategy the Council undertook extensive 

consultation with regard to alternative locations for development around Yate and 

Chipping Sodbury. This exercise, involving a wide range of stakeholders in 

including statutory undertakers and local organisations, confirmed the preferred 

status of the North Yate site. 

 
4.3 The analysis of alternative sites contained in Appendix 9 of the SA, and – in 

relation to transport objectives – in RD41 (paras. 4.1 – 4.8 and Table 2), confirms 

the clear preference for the allocated site in terms of sustainability performance. 

 
4.4 The Yate and Chipping Sodbury Local Plan (Draft November 1986) considered the 

alternative options for urban expansion in response to planned housing 

requirements.  The relevant extract from that document is at Appendix 1.  It 

favoured land at North Yate encompassing NYNN.  Although now historic, the 

basic considerations which led to this conclusion remain relevant and provide a 

succinct analysis of the planning constraints affecting other potential development 

sectors. Significantly, that analysis led to the development of Brimsham Park 

which is an important consideration in relation to this current planned phase of 

urban expansion. 

 

4.5 Development at North Yate necessitated breaching what until then had been a 

distinct northern boundary to the town, provided by Goose Green Way (B4059).  

That decision was taken as a result by the Council in the late 1980s and 

development was planned on the basis of an initial development pending a 

subsequent review of housing requirements. The Brimsham Park development 

was completed in the 1990s and, notwithstanding subsequent Structure Plan 

recommendations for further growth at Yate, remains the most recent urban 

extension to serve the town. 

 

4.6 Brimsham Park comprises approx. 1,000 houses, a local centre and additional 

public open space. The development was deliberately planned to facilitate further 

expansion: 
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• highways, sewerage and water supply infrastructure were designed and 

sized to facilitate expansion to the north; 

• access points to the northern boundary were provided at Randolph Avenue 

and Leechpool Way; 

• there was no attempt to contain the built form– see for example the 

absence of any structural planting belt on the outer edge of Brimsham 

Park. 

 

4.7 Whilst NYNN will, through the package of land use and funding improvements 

identified, enhance the sustainability of Yate as a whole, so – in a more local 

context – it will enhance the sustainability of Brimsham Park. It will do much to 

diminish the severance effect of the B4059 by providing immediate access to 

primary school, shops and other services, employment and improved public 

transport without crossing Goose Green Way. 

 

4.8 No other potential urban extensions sites around Yate or Chipping Sodbury 

provide this combination of benefits. Moreover they all suffer to one degree or 

another from recognised constraints as referred to in the appended analysis. 

These include Green Belt to the south and west, AONB and its setting to the east, 

Common Land and important ridgelines to the north and north-east.   

 

5 Is there sufficient flexibility in the proposals to cope with changing 
circumstances. 

 

5.1 Whilst the Core Strategy envisages one major housing scheme, there will 

inevitably be some additional small-scale schemes as indicated by the RLAS, 

albeit they are not expected to generate a significant quantum of supply.   

 

5.2 The merits of larger-scale comprehensive mixed-use development have already 

been discussed.  The development control process is able to safeguard 

considerable flexibility over the detailed layout and form of development, 

recognising the potential for circumstances to change over the extended life of 

such a project.  

 
5.3 The most commonly expressed concern relates to delivery – the ‘all eggs in one 

basket’ issue. In the case of NYNN this is clearly not a concern: 
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• the land required to deliver the first phase, and the majority of the scheme, 

is in the control of HLD and is immediately deliverable.  This provides two 

distinct development outlets - from Randolph Avenue and Leechpool Way; 

• a third outlet exists, from Peg Hill to the east (Barratt Developments); 

• HLD have prepared a comprehensive planning application which relates to 

their landholding. The Barratt Developments land is already the subject of 

an application/appeal.  

 

5.4 Housing completions will be delivered over a twelve year period from 2015 - 2027.  

A minimum of three sales outlets are envisaged. On the assumption that 35% are 

delivered as affordable housing (Policy CS18) market sales would need to 

average 162 dpa.  This is well within historic sales rates in the town (see above) 

and consistent with the rate of delivery expected from three outlets. 

 

5.5 The masterplanning strategy developed by HLD for their application establishes a 

robust framework for the site within which there is scope to vary the precise form 

of development if circumstances dictate over the implementation period.   

 

6 Is the Council's approach for employment provision in Yate/Chipping 
Sodbury sound. 

 

6.1 There is a sectoral imbalance in local employment opportunities in Yate.  Jobs 

have traditionally been focused on the industrial estates on the west side of Yate 

which contain a relatively higher proportion of industrial and warehousing 

businesses.  The take-up of industrial land has been generally robust but there 

has been little development in the office and service sectors.  Economic forecasts 

anticipate a continuing decline in the manufacturing sector and a growth in 

demand for business and financial services.  Current available capacity is 

concentrated in the industrial and warehouse provision. 

 

6.2 The Core Strategy seeks to diversify the employment base through the 

redevelopment of the Stover Road estates and a bespoke employment allocation 

as part of the NYNN.   

 

6.3 Within NYNN up to 9 ha. of employment is proposed, the quantum being 

deliberately flexible.  Informed by specialist assessments by DTZ, HLD propose 5 

hectares of B1/B2 use together with a range of service sector employment in the 

local centre, health, hotel and education facilities.  Total estimated employment 
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generated by the scheme is 2,440 FTE of which 63% will be B1 office, 17% B2 

industrial, 11% home working and the remaining 8% in service. 

 

6.4 Taken together this represents a considerable scale of additional employment, 

focused on the sectors which have traditionally been under-represented in the 

town and where the greatest growth potential is seen to exist. Redressing the 

employment profile of the town in this way will make a direct response to one of 

the challenges identified in para 14.2 of the CS. Moreover, having regard to the 

findings of the Household Survey (see para 1.1) it will encourage more local 

working (less commuting) and thereby enhance the sustainability of the town as a 

whole. 

 

Boyer Planning Limited 
May 2012  
 
 
APPENDICES 

1. Extract from Yate & Chipping Sodbury Local Plan 1986 
2. Summary of outstanding representations in respect of Policy CS30, Policy CS31 

and Figure 12 
2a. Proposed amended Figure 12 
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APPENDIX 2 
 
HERON LAND DEVELOPMENTS LTD (ID 2880673) 
SUMMARY OF OUTSTANDING OBJECTIONS IN RESPECT OF  
POLICIES CS30, CS31 AND FIGURE 12 
 
Policy CS30 
• Items 3 and 4 should be combined to read as follows: 

"Make provision for and seek contributions towards the Yate/Chipping Sodbury Transport 
Package (see Policy CS7) including improvements of the Yate rail services, station facilities, 
car park and passenger interchange, and delivery of a multi-modal interchange at Nibley 
(including a park and ride), improvement of bus services within the towns and to key 
destinations."  

 
• the first line in Item 17 should be reworded as follows: 
 "take viable opportunities to establish a Heat Distribution Network within the ...."   
 
• in Item 18 the phrase "within the local area" should be replaced by "within the Stover Road 

Industrial Area” 
 

• in para. 14.2 the words "beyond 2016" should be deleted.  
 

Policy CS31  

• para. 1 (and related references in supporting text) should refer to 3,000 dwellings in the plan 
period; 
 

• the first sentence of para. 5 should be amended by replacing “up to 9ha” by “approximately 5 
ha”. 

 
• para. 6 should be amended to read as follows: 

 "Access to the site is proposed at three points - at Randolph Avenue, Leechpool Way and off 
the B4060, Peg Hill.  Subject to the construction of the Peg Hill access and related 
development area, a through road linking Randolph Avenue to the B4060 will be delivered as 
part of this New Neighbourhood."   

 
• in the Infrastructure Section the following amendments should be made: 

 the reference to Gypsies and Travellers should be deleted; 
 the reference to waste disposal and recycling should be clarified; 
 the final paragraph of the policy should be amended to read as follows: 

  "All requirements will be sought having regard to relevant Regulations and national 
policy.  Development should also meet other policies of the Local Development 
Framework and provide necessary utilities as appropriate.  Further details are also 
set out in the Infrastructure Delivery Plan."   

 
• Amend para 14.20 to distinguish between green infrastructure forming part of the 

development (as per figure 12). 
 
Figure 12  
The diagram should be amended to accord with the amended version attached. Changes regarding 
Green Infrastructure notation were resolved through the December 2011 Changes (PSC125). 
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