3 July 2015
Delivered by email (PlanningLDF@southglos.gov.uk) and post

Strategic Planning Policy and Specialist Advice Team,
South Gloucestershire Council,
Environment and Community Services Department,
PO Box 299,
Civic Centre, Kingswood
Bristol,
BS15 0DR

Dear Sirs,
Bloor Homes Limited, Land at North Road, Engine Common, Yate
Response to Proposed Submission Policies, Sites and Places Plan Consultation and on Local
Green Space Consultation

Introduction
We write on behalf of our client, Bloor Homes Ltd, to respond to the Council’s consultation on the
proposed submission version of the Policies, Sites and Places Plan, including the concurrent running
consultation on Local Green Spaces proposed to be designated in that plan.
Bloor Homes have interests in land at Engine Common, Yate and have previously submitted
representation to the Polices, Sites and Places Plan Call for Sites consultation promoting this site. The
extent of land controlled by Bloor Homes is shown on the attached plan. These representations relate to
the omission of Bloor Homes’ site from the PSP Plan as a suitable allocation for development and the
proposed designation of site LGSD177 as Local Green Space.

Site Description and History
The identified site to the west of North Road, Engine Common is considered to be an appropriate site for
approximately 66 residential units. This is an appropriate scale of development for Engine Common and
will result in benefits in the form of high quality new homes including affordable housing, support for local
services and the creation of public open space. The site is suitable and available for residential
development and could be brought forward during the next five years to assist the Council in ensuring a
sufficient supply of housing.
The site forms part of a larger site that was subject to a planning application in 2012 (ref. PK12/1751/F)
that was refused and this decision subsequently upheld at appeal (ref. APP/P0119/A/12/2186546). The
current site being put forward for the purposes of the PSP consultation is significantly smaller than the
area subject to this previously refused application. This site is approximately 3.3ha in size and is suitable
for residential development of approximately 66 homes that would be well related to the existing built form
of Engine Common.
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Identifying Sites to meet a Five Year Housing Land Supply
The recent appeal decision relating to Wotton Road, Charfield (ref: APP/P0119/A/14/2220291, dated 8
June 2015) considered the Council’s current housing land supply position in detail and found that the
Council are not able to demonstrate a five year supply. The Inspector stated that the Council’s actual
supply is about 4.64 years.
The NPPF requires Local Authorities to ‘boost significantly’ the supply of housing (paragraph 47) and that
their Local Plans should meet the full objectively assessed needs for market and affordable housing.
Given the current housing land supply shortfall in South Gloucestershire, it is highly important that the
Council use the emerging DPD to ensure that a robust an up to date Development Plan is put in place that
ensures a five year supply is achieved and maintained. The present plan does not do this, identifying sites
for only a small handful of houses that will not meet anywhere near the shortfall identified.
Without a suitable supply of identified sites the Authority is open to unplanned, speculative applications
that will undermine the plan led approach to determining where growth should be accommodated in the
District. Significant areas of South Gloucestershire are confined by Green Belt and or AONB designations.
To address the housing shortfall without the need to identify sites in the Green Belt or AONB the Council
should be identifying allocations in sustainable locations. Outside of Bristol, Yate is the most sustainable
location to accommodate this growth within the District.
The authority need to identify further, suitable sites quickly to ensure that they address this shortfall in
supply. This emerging DPD provides an opportunity to proactively address the current five year housing
land supply shortfall and any future shortfall through the development management system. It is advised
that a development management mechanism to appropriately address the absence of a demonstrable five
year housing land supply should be included within the DPD and the Engine Common site identified as an
allocation for development given its suitability and achievability.

The Site’s Suitability for Development
As outlined above, this site has previously been considered as part of a wider area of land for residential
development. Whilst the Inspector dismissed the appeal he raised no technical objections to the proposal
and the attached document from Define Urban Design and Landscape Consultants demonstrates how
development on this smaller site could be achieved while taking into account the Inspector’s concerns
regarding scale and impact on the character of Engine Common.
Development of approximately 66 units on this smaller site would be able to retain the separate identity to
Engine Common and be of a scale and layout appropriate as to not harm the linear and open nature of the
village. Previous concerns about creating a westward ‘suburban bulge’ have been addressed by
proposing no development within the two westernmost fields of the larger site and removing any
development from the fields fronting Iron Action Way resulting in no physical link being created with the
urban edge of Yate to the south. Development of this scale is not strategic and the site is therefore of an
appropriate scale to be identified through the DPD.

Local Green Space
The Engine Common site subject to the above mentioned appeal has been put forward as potential Local
Green Space (LGS) designations in the emerging DPD (ref. LGSD177 and LGSD178). The assessment of
the larger site (ref. LGSD177) claims that the space is consistent with national policy in that it is not a
blanket approach to designation and is smaller than 19ha and therefore not an extensive tract of land. The
assessment also states that the site is significant due to its beauty, tranquillity and wildlife. We wholly
disagree with this assessment and consider that this is an entirely improper use of the mechanism of LGS
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designation and furthermore the site itself does not meet the exceptional landscape requirements of this
designation.
The NPPF states that LGS designations will not be appropriate for most green areas or open space
(paragraph 77). Land allocated as LGS is required to be demonstrably special to the local community and
Paragraph ID: 37-015-20140306 of PPG clearly states that ‘(LGS) designation should not be proposed as
a ‘back door’ way to try and achieve Green Belt by another name’. The site boundaries of site LGSD177
follow almost exactly those of the site for which a screening opinion was requested in 2011 (ref.
PK11/042/SCR) as to whether EIA was required. Evidently this is no coincidence, and the attempt to
designate this site as LGS is clearly a tactic to prohibit further development proposals on this site by
achieving what would amount to Green Belt equivalent protection. If this part of Engine Common were so
demonstrably special to the local community, why does the proposed boundary follow the exact
boundaries of the previous EIA screening opinion and exclude any additional land adjoining the site of
predominately rural character. This is clearly a ‘back door’ way of trying to achieve Green Belt status and
our clients will vigorously defend against such a designation at Examination.
Paragraph 76 of the NPPF states that LGS designations should be ‘consistent with the local planning of
sustainable development and complement investment in sufficient homes, jobs and other essential
services’, alongside this policy Paragraph ID: 37-007-20140306OF PPG states that plans must identify
sufficient land to meet housing needs and that LGS designation should not be used in a way that
undermines this aim of plan making. Paragraph 76 of the NPPF further states that LGS should be capable
of enduring beyond the end of the plan period. To suggest that site LGSD177 meets the criteria for LGS
when the boundaries explicitly relate to that of a proposed development site, and in a context where the
authority has not identified sufficient land to meet its housing need, is clearly against government policy
and guidance.
A report containing a summary of the initial outputs of the West of England SHMA was recently put to the
West of England Planning, Housing and Communities Board and it is very clear that South
Gloucestershire will need to plan to accommodate a high number of new homes in the future. Much of
South Gloucestershire is protected by Green Belt or AONB. Yate is the largest settlement in the Authority
area beyond Bristol and includes areas unconstrained by Green Belt or AONB. The land to the north of
Yate around Engine Common is one of the few unconstrained areas, and is also one of the most
sustainable locations given its proximity to the train station, employment and schools. The designation of
large swaths of land at Engine Common will undermine future sustainable plan making and would result in
undue protection on an area that is clearly suitable for consideration as a future development option.
The NPPF states that LGS needs to be local in character and should not be an extensive tract of land.
PPG does not define what an extensive tract of land is in the context of LGS but instead at paragraph ID:
37-015-20140306 states that a degree of judgement is needed. There is no reference in either the NPPF
or PPG to a threshold of 19 hectares being of any significance when considering whether a proposed LGS
comprises an extensive tract of land. Engine Common is a small village and, in our judgement, site
LGSD177 cannot be considered as local in character when compared to the size of the settlement. We
are aware that the Inspector dealing with the Backwell Neighbourhood Plan found a proposed designation
of 19 hectares to be a large swath. However, this does not mean that anything below 19ha is appropriate
for a LGS designation. Indeed the scale of Backwell is, as a settlement, far in excess of Engine Common.
For land to be designated as LGS it is required to be demonstrably special and hold particular local
significance. The site assessment of the site provided for consultation claims that this area is significant in
its beauty, tranquillity and wildlife however no evidence is provided to support this. Furthermore, within the
Appeal Decision for the previously submitted application on the site, none of the Council’s suggested
3
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Local Green Space Consultation – June 2015 Response Form
Your name / organisation:
Jeff Richards (Turley – agent on behalf of Bloor Homes)
Address and contact details (please include phone number & email address):
Turley, 10 Queen Square, Bristol, BS1 4NT

In order to be able to proceed with the protection of the green spaces that have been put
forward for designation as Local Green Spaces we must have for each space:
 details of the ownership of the land (if at all possible)
 a map of the boundaries
 an explanation of how it meets the criteria for designation and
 specific justification for why it is demonstrably special to the local community
Therefore please first check the List of Nominated Local Green Spaces and maps which can be
viewed at: www.southglos.gov.uk/lgsd15 which identifies where further information on any of
the above is still needed and then provide us with the additional information where necessary
using this form:
PLEASE USE A SEPARATE FORM FOR EACH GREEN SPACE
Name and code of nominated space:
Please clearly reference the individual Local Green Space’s code provided in both the List of
nominated Local Green Spaces and the maps, available form www.southglos.gov.uk/lgsd15
LGSD177 - Engine Common

A) Ownership of Local Green Space
Please indicate if you or your organisation are the landowner:
Bloor Homes have an option on this land
If you are not the landowner can you provide their name and contact details?

Is the land owner aware of the proposal to designate their land?
Agents for landowners of land within the redline submitted are aware and have asked us to
object
1
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(If you are not the landowner please now continue to Section B)
If you are the landowner, are you in support of or objecting to the proposals to designate this
land?
Object
If you are objecting to the proposals to designate your land, what are your reasons? (please
refer to criteria in sections C and D below in particular)

B) Map of proposed Local Green Space
PLEASE PROVIDE A MAP WHICH SHOWS THE BOUNDARIES OF THE PROPOSED
LOCAL GREEN SPACE
If not previously provided. Please see List of Nominated Local Green Spaces and Mapped,
nominated Local Green Spaces to check if this is required. www.southglos.gov.uk/lgsd15
IF YOU ARE THE LANDOWNER PLEASE PROVIDE A MAP OF YOUR OWNERSHIP
This is particularly important if this differs from the area proposed for designation e.g. if you
own only part of the proposed Local Green Space, see the Mapped, nominated Local
Green Spaces: www.southglos.gov.uk/lgsd15
C) Does the space meet the national criteria for designation as a Local Green Space?
Please provide a response to each of the following 5 criteria - where information has not already
been provided or is incorrect in the List of nominated Local Green Spaces. (Table 1 of the Local
Green Space Designation Updated Guidance Note (June 2015) www.southglos.gov.uk/lgsd15
provides further details of the criteria and guidance on what sort of information you may wish to
submit):
1. Is the proposed space subject to a planning permission for development? (See Criteria 1 in
the guidance note)
No – see covering letter
2. Is the proposed space the subject of an allocation, or proposal to allocate, for development in
the Local Plan? (See Criteria 2 in the guidance note)
No – see covering letter
3. Is the proposed space an extensive tract of land and is it local in character? (See Criteria 3 in
the guidance note)
Please see covering letter
4. Is the space within close proximity to the community it serves? (See Criteria 4 in the guidance
note)
2
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Please see covering letter
5. Is the specific space demonstrably special to the local community? e.g. not a blanket
designation (see Criteria 5 in the guidance note)
No the land has no demonstrable special value – please see covering letter

D) Why is the space of particular local significance?
Please use the following response box to provide specific evidence as to how at least one of the
following criteria is relevant:
Please state which criterion, 6-11, are relevant to the nominated space. Table 2 of the Local
Green Space Designation Updated Guidance Note (June 2015) www.southglos.gov.uk/lgsd15
provides further details on the criteria and guidance on what sort of information you may wish to
submit to justify how the space is of particular local significance and demonstrably special to the
community that use it:
6. The proposed space is of particular local significance because of its beauty
7. The proposed space is of particular local significance because of its historic significance
8. The proposed space is of particular local significance because of its recreational value
9. The proposed space is of particular local significance because of its tranquillity
10. The proposed space is of particular local significance because of its richness of wildlife
11. The proposed space is of particular local significance because of another reason not
covered by criteria 6-10.

The proposed space is not demonstrably of local significance because of any of these
relevant factors - Please see covering letter

Please return completed forms by close of business on 30th July 2015:
By e-mail: PlanningLDF@southglos.gov.uk
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By post: Strategic Planning Policy and Specialist Advice Team, South Gloucestershire Council,
Environment and Community Services Department, PO Box 299, Civic Centre, High Street,
Kingswood, Bristol, BS15 0DR.
Viewing documents
The consultation documents can be viewed from: www.southglos.gov.uk/lgsd15
The consultation documents are also available to view online at:


South Gloucestershire Libraries (please refer to www.southglos.gov.uk/libraries for
locations and opening times); and



The Council’s One-Stop Shops, from 8.45am - 5pm Mondays to Wednesdays and
8.45am - 4.30pm Thursdays and Fridays, in the following locations:





Thornbury Library, St Mary Street, Thornbury, BS35 2AA
Yate, Kennedy Way, BS37 4DQ (access via West Walk)
Kingswood Civic Centre, High Street, Kingswood, BS15 9TR
Patchway Hub, Rodway Road, Patchway, BS34 5PE

Data protection
The information collected as part this consultation will also be used by the Council in
accordance with the data protection principles in the Data Protection Act 1998. The purposes for
collecting this data are: to assist in plan making; and to contact you, if necessary, regarding the
planning consultation process. Some of the data may be made public as it will form part of the
evidence base used to inform the creation of planning policy documents. The above purposes
may require public disclosure of any data received on the response form, in accordance with the
Freedom of Information Act 2000.
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Local Green Space Consultation – June 2015 Response Form
Your name / organisation:
Jeff Richards (Turley – agent on behalf of Bloor Homes)
Address and contact details (please include phone number & email address):
Turley, 10 Queen Square, Bristol, BS1 4NT

In order to be able to proceed with the protection of the green spaces that have been put
forward for designation as Local Green Spaces we must have for each space:
 details of the ownership of the land (if at all possible)
 a map of the boundaries
 an explanation of how it meets the criteria for designation and
 specific justification for why it is demonstrably special to the local community
Therefore please first check the List of Nominated Local Green Spaces and maps which can be
viewed at: www.southglos.gov.uk/lgsd15 which identifies where further information on any of
the above is still needed and then provide us with the additional information where necessary
using this form:
PLEASE USE A SEPARATE FORM FOR EACH GREEN SPACE
Name and code of nominated space:
Please clearly reference the individual Local Green Space’s code provided in both the List of
nominated Local Green Spaces and the maps, available form www.southglos.gov.uk/lgsd15
LGSD178 - Yate Town Football Club Field
A) Ownership of Local Green Space
Please indicate if you or your organisation are the landowner:
Bloor Homes are the landowners
If you are not the landowner can you provide their name and contact details?

Is the land owner aware of the proposal to designate their land?
Yes
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(If you are not the landowner please now continue to Section B)
If you are the landowner, are you in support of or objecting to the proposals to designate this
land?
Objecting
If you are objecting to the proposals to designate your land, what are your reasons? (please
refer to criteria in sections C and D below in particular)
Please see covering letter

B) Map of proposed Local Green Space
PLEASE PROVIDE A MAP WHICH SHOWS THE BOUNDARIES OF THE PROPOSED
LOCAL GREEN SPACE
If not previously provided. Please see List of Nominated Local Green Spaces and Mapped,
nominated Local Green Spaces to check if this is required. www.southglos.gov.uk/lgsd15
IF YOU ARE THE LANDOWNER PLEASE PROVIDE A MAP OF YOUR OWNERSHIP
This is particularly important if this differs from the area proposed for designation e.g. if you
own only part of the proposed Local Green Space, see the Mapped, nominated Local
Green Spaces: www.southglos.gov.uk/lgsd15
C) Does the space meet the national criteria for designation as a Local Green Space?
Please provide a response to each of the following 5 criteria - where information has not already
been provided or is incorrect in the List of nominated Local Green Spaces. (Table 1 of the Local
Green Space Designation Updated Guidance Note (June 2015) www.southglos.gov.uk/lgsd15
provides further details of the criteria and guidance on what sort of information you may wish to
submit):
1. Is the proposed space subject to a planning permission for development? (See Criteria 1 in
the guidance note)
No – see covering letter
2. Is the proposed space the subject of an allocation, or proposal to allocate, for development in
the Local Plan? (See Criteria 2 in the guidance note)
No – see covering letter
3. Is the proposed space an extensive tract of land and is it local in character? (See Criteria 3 in
the guidance note)
Please see covering letter
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4. Is the space within close proximity to the community it serves? (See Criteria 4 in the guidance
note)
Please see covering letter
5. Is the specific space demonstrably special to the local community? e.g. not a blanket
designation (see Criteria 5 in the guidance note)
No the land has no demonstrable special value – please see covering letter

D) Why is the space of particular local significance?
Please use the following response box to provide specific evidence as to how at least one of the
following criteria is relevant:
Please state which criterion, 6-11, are relevant to the nominated space. Table 2 of the Local
Green Space Designation Updated Guidance Note (June 2015) www.southglos.gov.uk/lgsd15
provides further details on the criteria and guidance on what sort of information you may wish to
submit to justify how the space is of particular local significance and demonstrably special to the
community that use it:
6. The proposed space is of particular local significance because of its beauty
7. The proposed space is of particular local significance because of its historic significance
8. The proposed space is of particular local significance because of its recreational value
9. The proposed space is of particular local significance because of its tranquillity
10. The proposed space is of particular local significance because of its richness of wildlife
11. The proposed space is of particular local significance because of another reason not
covered by criteria 6-10.

The proposed space is not demonstrably of local significance because of any of these
relevant factors - Please see covering letter
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Please return completed forms by close of business on 30th July 2015:
By e-mail: PlanningLDF@southglos.gov.uk
By post: Strategic Planning Policy and Specialist Advice Team, South Gloucestershire Council,
Environment and Community Services Department, PO Box 299, Civic Centre, High Street,
Kingswood, Bristol, BS15 0DR.
Viewing documents
The consultation documents can be viewed from: www.southglos.gov.uk/lgsd15
The consultation documents are also available to view online at:


South Gloucestershire Libraries (please refer to www.southglos.gov.uk/libraries for
locations and opening times); and



The Council’s One-Stop Shops, from 8.45am - 5pm Mondays to Wednesdays and
8.45am - 4.30pm Thursdays and Fridays, in the following locations:





Thornbury Library, St Mary Street, Thornbury, BS35 2AA
Yate, Kennedy Way, BS37 4DQ (access via West Walk)
Kingswood Civic Centre, High Street, Kingswood, BS15 9TR
Patchway Hub, Rodway Road, Patchway, BS34 5PE

Data protection
The information collected as part this consultation will also be used by the Council in
accordance with the data protection principles in the Data Protection Act 1998. The purposes for
collecting this data are: to assist in plan making; and to contact you, if necessary, regarding the
planning consultation process. Some of the data may be made public as it will form part of the
evidence base used to inform the creation of planning policy documents. The above purposes
may require public disclosure of any data received on the response form, in accordance with the
Freedom of Information Act 2000.
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BLOOR HOMES LTD

Engine Common - Site Analysis and Development Concept
February 2014
DE116-R001 RevB

1.

INTRODUCTION

1.1

July 2012 Application

1.1.1

A planning application was made by Bloor Homes Ltd in July 2012 for 210 residential
dwellings, 14,000 sqft of B1a use (offices), and 21,000 sqft of B1c use (light industrial) on
land to the east of Dyer’s Lane, Engine Common.

1.1.2 The application was appealed due to non-determination, and a planning appeal was
held in March 2013, with a decision notice published on the 8th April 2013 dismissing
the appeal.

1.2

Define Brief

1.2.1 Define was appointed in May 2013 to:

1.3

a.

Review the refused planning application documents (specifically the DAS and illustrative plans) and analyse the recent decision letter from PINS;

b.

Visit the site, and;

c.

Examine the potential for a conceptual form of development that responds positively to the site, and the appeal decision.

Document Role

1.3.1 This document sets out transparently the process we have undertaken to test and
identify what we consider to be a concept masterplan for Engine Common that would
guide an acceptable form of development, considering the site and planning context.
1.3.2 Section 2 considers in more detail the April 2013 appeal decision, section 3 analyses
the site context, section 4 identifies an outline conceptual masterplan, and section 5
provides a summary and compares the Figure Ground Plan (the pattern and grain of
buildings) for the appeal scheme and the development concept.
1.3.3 The development concept plan is also communicated as a stand alone plan (ref
DE116_001 RevB), and is contained at the rear of this document.

FIGURE 1 - JULY 2012 APPLICATION MASTERPLAN - NTS
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2.

PREVIOUS PLANNING APPLICATION AND DECISION

2.3.1 The appeal decision dated 8th April 2013 creates a material and significant influence on
any future consideration of land east of Dyer’s Lane for built development.
2.3.2 The decision is not specific in respect of the form of physical development that might
be acceptable. It does, however, give some direction to the matters that need to be
addressed within any consideration of future development.
2.3.3 It considers the appeal scheme to seriously harm the character and identity of Engine
Common, due to the following issues:
a. Engine Common is rural and separate from Yate, and that its separate identity and
rural charm is cherished by residents (para 36 of the decision);
b. The proposed development is very sizeable and suburban in style, with long curved
roads and perimeter blocks, all of which would have little in common with the linear
form of Engine Common (para 37);

Land between Iron Acton Way and North Road

Engine Common
Design & Access Statement

c. The scale and layout of the scheme would amount to a ‘suburban bulge’, increasing
the village size by almost 200%, leading to the residents feeling swamped (para
38);
d. Development of the land between North Road and the scheme would be difficult to
resist, and the integrity of Engine Common would be better safeguarded by a new
northern neighborhood to Yate (para 38), and;
e. Attempts to bind the scheme to Yate would markedly erode the rural character of
Engine Common and blur the distinction between Yate and Engine Common (para
39).

JULY 2012 SCHEME DAS

2.3.4 We consider the appeal decision to create a brief for any review of development
potential, which means that development should:
1.

Retain the rural character of Engine Common;

2. Retain the identify of Engine Common as being distinct and separate from Yate;
3. The scale of development should not ‘swamp’ the existing village, and;
4. Development should be able to safeguard the identity of the village and be
realistic about where future (non controlled) development should be expected.

SITE PHOTOGRAPHS (from left - Existing Local Centre / Site Entrance / Land NE of Football Club)
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3.

SITE ANALYSIS
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3.3.1 We visited the site and wider area on 9 May, with the following
points of analysis emerging. These points are highlighted on
Figure 2 (this page) and supported by Figures 3 and 4 (page 5):
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1.

The quality of Engine Common is modest at best; it runs the
risk of being in decline through lack of investment which will
not support a sustainable community;

2. The linear form is evident, but it is ‘stretched’ and weak in a
number of places, and development is not restricted to the
edge of North Street (such as development along Mission
Road) and Engine Common Lane;
3. The landscape to the west of North Street is of high quality,
with very mature and prominent hedgerows/tree belts;
4. The existing separation from Yate is physically limited;

3

5. The landscape is open and exposed between these hedgerows and Dyer’s Lane, and therefore very sensitive to development, and;

5
1

6. The sense of community and connection in the village is limited, due to its physical form and lack of centre.

6
4

Legend
Existing residential
Existing employment
Area containing built form
Breaks in built form
Existing vegetation
Visually exposed land
Weakly defined local centre
Limited separation from Yate

FIGURE 2 - SITE ANALYSIS
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Existing employment
Residential Scheme
with Planning Permission

FIGURE 3 - ENGINE COMMON LAND USE

FIGURE 4 - ENGINE COMMON FIGURE GROUND PLAN
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4.

DEVELOPMENT CONCEPT

4.3.1 Having reviewed the appeal decision, and carried out an initial analysis of the site and
its context, we consider that the requirements of any future development at Engine
Common (as set out at 2.3.4 above) can be delivered through partial development of
the land east of Dyer’s Lane.
4.3.2 We set out at Figure 5 to left (and in more detail at drawing DE116_001_RevB) the
development principles we consider meet this brief, which are:
1
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Bringing development at the site entrance forward to North Street to
promote a sense of continued linearity along this existing road, but
deferring slightly to the existing building line, creating a set back;

9
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2. Creating a vehicular loop that utilises only one vehicular point of access from
North Street, thereby reducing the previous scheme connection with Yate.
Rural character private drives and lanes serve development from this loop;

5

0m

~32

3. Retaining the great majority of existing hedgerows and trees with
a small reduction of trees to accommodate the access road.

3
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4. Creating a Community Green at the centre of the
new community, with play facilities.
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5. Identifying how development between the site and North Street
could come forwards as smaller scale mews properties with access
carefully woven through existing mature trees. This development
may facilitate further pedestrian connections to North Street;

5
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6. Connecting to the school / convenience store / public house on North
Street via pedestrian / cycle routes to the north and south of the
proposed development, improving connectivity of the village, supporting
its core facilities and creating a more distinct sense of place;

8
~160m
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7.

The character of the scheme would include a primary frontage of 2 storey
development addressing the main road street within the concept. Buildings
would reflect existing Engine Common materials and set back.

8. Beyond this main road street, development would respond more directly to
the green corridors and rural edge, with 2 storey development having more
natural materials and tones, including natural stone and timber cladding.

6

9. Creating new western limit to Engine Common between 160- 320m
closer to North Street than the previous refused application/
appeal, retaining the settlements sense of linearity.
4.3.3 The concept masterplan delivers around 66 residential units (at ~30dph) on land
controlled by Bloor Homes Ltd, and up to a further 40 residential units (also at ~30dph)
delivered on land between the site and North Street, controlled by others.
FIGURE 5 - DEVELOPMENT CONCEPT
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5.

SUMMARY

5.3.1 The dismissed appeal scheme had a number of failings (see Figure 6), including:
1.

The layout is suburban, with a significant ‘bulge’ and scale which would erode the
character of Engine Common;

2. The proposed commercial development and vehicular link through the scheme to
the south, would act to ‘bind’ Engine Common to Yate, and;
3. The scheme ignored the likely development of land between North Street and the
scheme, and how the growth could be coordinated.
5.3.2 The appeal decision sets out what we consider to be the requirements of any
development at Engine Common, which involves:
a. Retaining the rural character of Engine Common;
5

b. Retaining the identify of Engine Common as being
distinct and separate from Yate;
c. The scale of development should not ‘swamp’ the existing village, and;

0m

1
3

~32

4

6

d. Development should be able to safeguard the identity of the village and be
realistic about where future (non controlled) development could be expected.

~160 m

5.3.3 The development concept that is the product of this study (see drawing DE116_001
RevB )meets the requirements of development at Engine Common by (see Figure 7):

2

4. Restricting the physical extent of development (between 160-320m less than the
appeal scheme), avoiding creating a ‘bulge’, forming a more compact and linear
development form, with a ‘rural character’ promoted along green corridors and the
rural edge;
5. Reinforcing the linear building line at the site entrance, and restricting vehicular
movement to a single point of access from North Street, and;

FIGURE 6 - PREVIOUS FIGURE GROUND PLAN - NTS

FIGURE 7 - PROPOSED FIGURE GROUND PLAN - NTS
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6. Identifying how future development could be facilitated, creating greater connection
to the village centre.
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1

Site entrance to North Street to promote a sense of continued linear form,
with building line aligned with, but slightly set back from, the existing
properties.

2

Proposed access to be served from a single access on North Street, with
no connection through the site to Yate.

3

The retention of the great majority of all trees and hedgerows (the access
road will require a small number of trees to be removed).

4

Central community ‘Green’, with play facilities.

5

Potential development between the site and North Street as smaller scale
mews properties, with access carefully woven through existing mature
trees. This development may facilitate further pedestrian connections to
North Street.

6

New pedestrian/ cycle links along the main road, stitching the
development to the existing village centre from the north and south.

7

Main street enclosed by 2 storey occasionally linked dwellings.

8

Green corridor frontage, with 2 storey irregular and detached dwellings.

9

The resulting new western limit to Engine Common is between 160- 320m
closer to North Street than the previous refused application/appeal,
retaining the settlements sense of linearity.
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