developing a
sustainable neighbourhood for
Yeovil town centre
This report examines the viability of
developing an exemplary urban village on
land owned primarily by South Somerset
District Council on the edge of Yeovil town
centre, and of applying the same kinds of
standards as proposed for Eco-towns.1
The report has been commissioned by
the District Council, under the aegis of
the Yeovil Vision Board incorporating
key partners including Somerset County
Council, as a direct response to the commitment made to develop an urban village
to the highest standards as part of a wider
strategy for repositioning the town centre.
It shows how the policies set out in the
Local Development Framework draft core
strategy can be achieved in practice.

and subsequent studies by Addison &
Associates on Transport and King Sturge,
now Jones Lang LaSalle, on Financial
Viability and Delivery.

The report sets out the basic principles
and benefits, based on research into
the town’s situation and needs.2 A full
bibliography of some 35 different sources
that have been consulted is set out in
a ‘Thinkpiece’ Towards a Masterplan
for Yeovil Urban Village, produced back
in November 2010. This report puts
forward a masterplan aimed at attracting
the necessary investment, supported by
additional design guidance in the form
of outline design codes that will ensure
developers provide the necessary quality. Further information is set out in the
Interim Report of Research Findings that
have formed the basis of consultations
with the client and the wider community,

An eco-town is intended to encourage
changes of behaviour through the way it is
located and designed, in order to use less
of the planet’s resources and cut our ‘carbon footprint’, and so is essentially more
ambitious than can be achieved on the
site in question.3 The concept of an ‘ecotown’ was summarised in a supplement
to PPS 1, which states that ‘Eco-towns
should develop unique characteristics by
responding to the opportunities and chal1
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lenges of their location and community
aspirations’. Eco-towns were intended to
provide a minimum of 5,000 homes and
to be freestanding. We have therefore
taken the underlying objectives, such as
providing a ‘good quantity of green space’
or ‘make best of use of technologies in
energy generation’ and examined how
these objectives might be fulfilled in the
limited circumstances of the three hectare
edge of town centre site identified in the
Yeovil Urban Design Framework.

Eco-Towns Supplement to Planning Policy Statement 1, CLG 2009
Towards a Masterplan for Yeovil Urban Village – Thinkpiece, November 2010 URBED
3
What is an Eco-town? Bio-Regional Development Group and CABE, 2008

Traditional
English
Village

1.1 Original Objectives

Poundbury added something special to
Dorchester

The idea of an urban village was popularised
in the UK by HRH the Prince of Wales, and
was based on understanding the features
that made some traditional parts of towns
and cities attractive and enduring. The idea
was promoted through the Urban Villages
Forum, and in a pioneering development
on Duchy of Cornwall land at Poundbury,
Dorchester, led initially by investment from
the Guinness Partnership.4 The essential
idea is of ‘communities of mixed use,
human scale, and self-sustaining environment and belonging’. The Yeovil Vision
Board saw that the large areas covered

in tarmac to the South of the town centre offered the best location to put these
principles into action, and transform the
image and appeal of the town in the process. Clearly this would involve considerable further work, and some risks. There
are three main justifications for wanting to
develop the site in this way, and not leaving
it as it is; meeting changing housing needs,
going up a league, and putting sustainability
principles to the test.

1.1.1 Meeting changing housing needs
While there is still a national shortage of
4

affordable housing, since 2008 there has
been a collapse in house building, largely
reflecting the cutbacks in bank lending to
both house purchasers and builders.5
Yeovil, which grew rapidly in the 20th
century, now competes with a large number
of smaller market towns that offer better and
more attractive environments. Executives
prefer to live in villages with a view out to
the country. Young graduates prefer city
life. Though there is a relatively high level
of containment, with some three quarters
of active residents also working in Yeovil
itself, those on highest incomes live outside

Urban Villages: a concept for creating mixed-use urban developments on a
sustainable scale, Urban Villages Group, 1992
5
See for example The End of the Affair: implications of declining home ownership,
The Smith Institute, 2011
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the town, and drive to work or shop. There
are also growing problems as residents on
fixed incomes have to cope with rising living
costs, particularly transport, energy and
food. If no action is taken, the quality of life
and appeal of the town could easily decline.
As one of the largest towns in the South
West Yeovil is well placed to lead the way
in how it meets housing needs, taking full
advantage of the financial incentive provided
by the New Homes Bonus. Currently the
population around Yeovil is skewed
towards the elderly and the less wealthy,
and information from sources such as
UpMyStreet on post codes BA20 and 21
reveal low levels of income and education
among some local residents. Values in the
immediate vicinity of the site are low, and
new retirement housing has not sold well.
In part this reflects the history of the location as an industrial area next to the main
railway station and adjoining gas works,
with glove factories in the valley along the
brook. Yet up on Penn Hill overlooking the
site is one of the most attractive neighbourhoods. The urban village should help rebalance the population, as Fordham Associates
concluded was needed. The box on the
next page summarises the state of the local
housing market.

homes for the active elderly, which could
appeal to housing associations and smaller
developers, if the basic groundwork has
been done, and the basic risks involved in
securing planning permission have been
removed. A report by Ekosgen for the
District Council stressed the importance of
new housing to employment growth, which
needs to be ‘developed and facilitated
by the public sector’ because of the high
upfront costs.6
There is also potential through the scale of
the development to attract investment from
established house developers, as well as
smaller specialists. Provided the development is well-designed, such investment will
reinforce the idea that Yeovil is on the up,
as the site is so visible. It will complement
the public investment going into enabling
Agusta Westland to build civilian helicopters.

The urban village site is large enough to
create a sense of place, and fill some of the
missing rungs on the housing ladder. In
particular there are new market opportunities such as renting to buy, cohousing, or
6

Yeovil Economic Profile, Ekosgen, March 2010
Yeovil is strategically located for growth
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The Local Housing Market
Yeovil is the cheapest part of South Somerset, while the small market town of
Somerton the most expensive. The average house prices in South Somerset
are relatively affordable compared with the rest of the West Country (£217k
versus 229k). The district is seen as part of a strategic housing market area
along with Sedgemoor, Taunton Dean and West Somerset in a study by Fordham
Research. However Yeovil’s position on the South Eastern side puts it closer
to the more prosperous North Dorset (£247k), where no doubt those making
money in Yeovil are more likely to live (or want to live).
The market is skewed towards those with limited incomes. 30% are pensioners compared with 26% nationally, and only 55% are working, whereas 37%
are retired. The average income is £28k, though the mean is £22k suggesting
wide disparities. First time buyers have an average income of £36k and are 31
years old. This gives an income to house price ratio of six times, which makes
getting a mortgage difficult. Half the households surveyed said they have less
than £5,000 savings apart from their home. However half the owner occupiers
have paid off their mortgage (36% of the households).
Top: Yeovil Town station when it was operational
Sources: Railway Bylines Volume 14 Issue 11 October 2009 and Working Yeovil to Taunton
Steam, Derek Phillips

1.1.2 Going up a league
Though Yeovil is a historic market town,
it is not generally seen as one. The aim
of the Yeovil Vision was to secure a step
change in the town’s appeal, reflected in
their slogan ‘heart of the country, mind of
a city’. Comparing Yeovil with neighbouring towns in Dorset such as Sherborne or
Shaftsbury, which represent an important
part of the market, and whose residents
use the Stars Lane and Box Factory car
parks, shows the importance of taking the
town centre ‘up market’. Larger places,
such as Taunton and Exeter, where major
investments have already taken place,
have benefited from higher property values
and being able to offer developers attrac-

Bottom: Development should improve the frontages on to the street

tive sites. Indeed, given the potential impact
of the deepening recession on consumer
spending and major retail chains, it is
going to be more important than ever to turn
market towns into truly liveable places, as
similar towns such as Street and Stroud are
demonstrating.

The main market in South Somerset appears to be quite suburban in its preferences. 2/3rds live in detached or semi-detached homes, and only 11% in flats
(versus a national average of 17%). 72% of potential new households say they
want to be owner occupiers but only 57% expect to get on the housing ladder.
57% would like a detached house, but only 27% expect to get one, and will end
up in a terrace or flat instead. 36% of owner occupiers are spending more than
25% of their income on housing, and 79% of the private renters, which seems a
huge incentive to get a home of their own, but at a price that is affordable.
Half the households have previously lived in the district and 31% have moved
in from outside the area. 36% are classified as urban (that is living in places
with a population of 10,000 or more) and 28% as town and fringe, with a high
proportion classified as rural.

The development will also make a major
difference to the way the community works.
Councillors believe the town is well-placed
to grow because of its location and relatively buoyant economy. However, attracting
investment in the foreseeable future will not
be easy unless the town offers something
different. Urban design analysis shows how

Source: Summary of Fordham Research, Strategic Market Assessments,
2009
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the good parts of Yeovil are easily missed,
because ill-considered 20th century interventions dominate, such as the roads that
run through the heart of the town. As the
resources are no longer available to achieve
the original improvement projects, it is now
vital to focus efforts on the part of the town
that looks worst, and where the District
Council can exert most influence through
the property it owns. Only in that way can
the town expect to generate the level of
investment needed to stop the town sliding
backwards if the recession deepens.

1.1.3 Applying sustainability principles
There has been a great deal of talk about
making development more sustainable but
very few working examples, particularly
in smaller towns in rural areas. Currently
there are requirements to meet much higher
building standards after 2016, and to reduce
carbon emissions. There are also growing
concerns to reduce the UK’s dependency
on increasingly expensive imported energy,
which could lead household energy bills to
double, according to the industry’s regulator. We need to make less use of the car
given issues of cost, pollution, congestion
and lack of future capital investment. The
UK is still a long way behind other European countries in putting ‘green’ principle
into effect.7 Progress in the South West is
disappointing, as schemes such as Great
Bow Yard, Langport are relatively small.
Innovative schemes, such as for Cranbrook
outside Exeter, or Sherford in Plymouth
have not yet been built, and it will be a while

before the results of Hanham Hall in Bristol,
a zero carbon development in Bristol by
Barretts, can be assessed.

incomes. The key is making the most of
the site’s position and location on a South
facing slope on the edge of the town centre
by reducing parking levels and the ease of
access to the car and encouraging walking and cycling. It also means investing in
elements that will keep running costs down,
and hence make the new housing more
affordable, such as Photovoltaic panels on
the roofs of the buildings.

The original eco-town concept was to fund
a higher level of infrastructure through the
uplift in land values on a large Greenfield
site. This is simply not viable any longer,
as sources of support like the Homes and
Communities Agency have other priorities,
while budgets are being cut back everywhere. Innovation therefore depends on
‘piggybacking’ on existing infrastructure,
social as well as physical. This particularly
applies to changing travel behaviour, where
the study by the University of the West of
England, Active and Sustainable Travel, if
implemented could put Yeovil in the forefront
of development as far as country towns
are concerned.8 The report proposed,
among other things, ‘a complete transition
to cycling and walking and public transport
as a priority transport mode’. It called for
an urban village that was ‘better connected,
more attractive, safe, greener and more
enticing’. This report’s conclusions have
been reinforced and developed by the work
of Addison & Associates which set out a
range of actions that could put Yeovil ahead
of other areas in this field.

Innovative approaches to funding will
also be called for, and form the subject of
the final part of this report. The coalition
government is encouraging local authorities
to support community energy schemes,
such as in West Oxford.9 The Green Bank,
which has been promoted by the Liberal
Democrats, is now going ahead, and should
provide loan finance for innovative projects
that succeed in reducing carbon emissions. With grants for innovative schemes
being available from a number of sources
including the Local Transport Sustainability
Fund, a scheme that truly tests out how far
behaviour can be shifted through building
something a little different, and changing
behaviour, has every chance of success. In
particular, given the government’s enthusiasm for localism, there is likely to be support for projects that are actively developed
with the communities they are supposed
to benefit, rather than imposed by developers.10

This study has considered the range of
possible measures that need to be taken not
only to keep travel by car to less than 50%
of trips, but also how to meet the targets for
reducing energy emissions, without making
housing unaffordable to those on average
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Top: Lime Tree Square, Icon, Street
Middle: Springhill, Stroud
Bottom: Bo01 Malmö

Beyond Eco-towns, PRP, URBED and Design for Homes, 2008, www.urbed.co.uk
Strategic Transport infrastructure, UWE Centre for Healthy Cities and Urban Policy, 2010
9
Local Growth White Paper: realising every place’s potential, BIS, 2009
10
Control Shift: returning power to local communities, Conservative Party, 2009

1.2 Purpose and Status of the Masterplans
1.2.1 Impetus
A masterplan is a comprehensive strategy
for co-ordinated development and design in
an area that reflects local aspirations for the
future of the area, helps to guide development and provides confidence and certainty
to developers and other public sector bodies. The overall purpose of the Yeovil urban
village is to establish the basis for shaping
the regeneration of the area as an urban
village and to ensure the continued and
enhanced role of Yeovil Town Centre. Proposals are framed to respond to the needs
of existing and future communities in Yeovil
and plan for considerable housing growth.
This document has been prepared following
a town-wide Urban Development Framework by Roger Evans (now Studio Real)
and others in 2005.11 That study identified
the Yeovil urban village site as a priority for
regeneration and established the underlying parameters from which this masterplan
has emerged. The site was identified as
one of the main development sites, with the
opportunity ‘to create a new urban quarter
comprising high quality, higher density residential with neighbourhood shops, cafes
and leisure uses overlooking the park.’ The
report recognised the importance of ‘managing traffic behaviour.’ The underlying aim
was to ‘make a step change in the quality of
the town, think big, and be ambitious for the
future.’12

This masterplan has been prepared as a
guidance document to set out what is possible in the area in the foreseeable economic
circumstances. It is not a formal policy
document but it does seek to present in
greater detail the proposals set out in the
Draft Core Strategy Policy YV3. As a design
guidance document it will be used to:

1.2.2 Planning Policy Context
Though the coalition government proposes
to take away the housing targets, and the
requirement to conform to a regional spatial
strategy, the pressures on land and housing
remain. Local authorities now need to set
their own objectives and targets. There is a
renewed enthusiasm for localism and neighbourhood plans. There is some recognition
in government that leaving things to the
market does not produce the kind of results
most of the electorate would want, and that
building new and better housing is essential to meeting wider economic goals and
European commitments. While attempts to
create whole new towns must be suspect in
the foreseeable economic situation, because
of the costs of providing infrastructure,
the arguments for smaller developments,
or ‘eco neighbourhoods’ are stronger than
ever.13 The Government is still seeking
sustainable development and the desire to
be ‘the greenest government’. In transport
the focus is on improving sustainable forms
of transport.

• Raise aspirations and awareness of the
role of the site within Yeovil
• Identify potential for growth including
residential and mixed-use development
• Co-ordinate development within the study
area
• Identify public realm and landscape
improvements, including work to Dodham
Brook and the Ski Slope within the
Country Park
• Identify transport actions required
• Ensure an appropriate mix of activities by
serving as the basis for any future land
use allocation or assembly
• Inform developer proposals.

South Somerset is already well-advanced.
The Draft Core Strategy has assessed
the best options for growth, and the Core
Strategy Sustainability Appraisal concluded
that the best option would be to grow Yeovil
towards the South. The Draft Core Strategy
set out policies for an urban village based
largely on high density flats at a time when

Though the plan has not yet gone to public
consultation, or been the subject of an
Environmental Impact Analysis, consultation
feedback from earlier stages in the project
been fed into the production of this masterplan, and known environmental constraints
have been taken into account in developing
the options.
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the market was much stronger. Though the
idea was conceived, and indeed benefited
from some funding from the previous
government, nothing has changed that
would invalidate the basic idea of creating
a desirable place to live on the edge of the
town centre as part of a wider strategy for
upgrading the town centre.

Derelict ski slope

Yeovil Urban Development Framework, Roger Evans Associates et al for SSDC, June 2005
12
Yeovil Vision Draft Town Centre Strategy
13
Sustainable Communities: the potential for eco neighbourhoods, Hugh Barton et al, Earthscan, 2009
Sustainable Urban Neighbourhood: building the 21st century home, David Rudlin and Nicholas Falk,
Architectural Press, 1999/2009

1.3 Constraints
From the start the study has focussed on
delivery, and how to overcome the foreseeable barriers. There are five main barriers
which were identified early on:

1.3.1 Land assembly
The area defined in the Draft Core Strategy
for the urban village is largely made up of
a number of separate car parks. Much of it
falls within the defined town centre boundary. While the Council’s car parks form the
majority of the development site, it is also
essential to take in the old Box Factory and
its car park at the top of the site. This is on
the market at the time of drafting this report.
Once the design for the village emerged, it
was clear that acquisition and relocation
of some existing small users at the top of
the Stars Lane car park, was also essential, though the night club can be designed
around. Implementing the land assembly
process will be constrained until the replacement car parking and an effective parking management strategy is implemented.

40% of the site being green, with half of that
having public access. However, the bridge
link across the Dodham Brook and the old
railway cutting cannot be achieved without
acquiring and relocating Rowcliffe’s Vauxhall showrooms. Other ownerships do not
affect the development of the urban village,
and might be brought in later.

Study Area Planning Constraints

A review of the urban village boundaries
at the outset brought forward the inclusion of the former dry ski slope site, as
the business had failed leaving behind a
derelict brownfield site and an eyesore in a
prominent position. Joining the two sides
together represents the biggest design challenge for the plan but also one of the greatest opportunities. By putting in the Town
Council’s land a much larger and attractive
site can be provided with more than enough
open space to meet the eco-town target of
8

1.3.3 Topography
The site is special in being in a valley, and
a topographical study was commissioned
to ensure that the design took full account
of the slopes (see later section). The main
area for development is steeply sloping
and contains relatively few building, but is
bisected by the ring-road of Summer House
Terrace, with a huge and intrusive junction
which is no longer required. A fundamental
concern from the start was the sloping
nature of the site with steep embankments
behind the former railway line, and the
impact of former industrial uses. The
Dodham Brook, which has been engineered
to avoid flooding, is another barrier to move-

ment, and part of the bottom of the site lies
within Flood Zones. There are also junctions and road widths to be addressed, if the
two sides are to be brought together. Hence
access to the Country Park is currently very
weak from the town centre. From what is
known of previous uses there is not likely to
be substantial contamination under the main
car park. However further work will need to
be done before development can start, for
example regarding the need for piling, and
and the costs and practicality of different
options for connecting the two sides of
the valley. The views to and from Summer
House Hill are important, but with careful
alignment can be much enhanced.

1.3.4 Development viability
Because of both the foreseeable financial
situation and Yeovil’s location in the housing
market, advice was taken from Jones Lang
Lesalle from the start of the study. This led
to the conclusion that it is unrealistic to go
for a scheme with high upfront investment,
such as underground parking, as had originally been conceived. Instead the development has to be carefully phased to control
and minimise risks, which means that
investment and income from disposals need
to be closely aligned. This will be easiest
if most of the development is in the form of
houses rather than flats. Also housing over
shops or other commercial uses should

10

be confined to the edge where the greatest
footfall can be anticipated. Furthermore
it will be essential to find the right private
sector investor to act as ‘master developer’,
through some form of partnership, which is
taken up in the final chapter on implementation.

1.3.5 Parking provision
The other essential constraint lies in the
provision of an appropriate level of resident
parking on site for residents, whilst still
ensuring that the development achieves its
target of less than 50% of trips by car. The
level of provision, its location, costs and
convenience are therefore critical if the development is to meet the trips target. It will
also be essential to provide an alternative
place for long stay parking which supports
the town centre businesses. In addition
there will be issues surrounding the loss of
income.
A parking study was therefore commissioned from the County Council on the

ment (or enhancement of existing sites).
Furthermore the provision of parking has to
be considered in relation to the wider policies for transport and movement in the town
centre, and the implications of applying the
proposals from UWE’s work.14

advice of Addison & Associates. The
results show both an immediate and longer
term demand that needs to be accommodated. This means that while work on
design can proceed as soon as solutions
are identified, relatively little housing can be
built until new long-stay parking comes into
use, and in a few years further short-term
parking may also be required depending
on the effectiveness of the wider transport
proposals suggested. It has, however, been
recognised by officers of SSDC that public
parking does not need to be provided in the
new development provided that alternative
sites will be found elsewhere in the town.
This points directly to the need to do a car
parking study to find new sites for develop-

14
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Yeovil Delivering 21st Sustainable Transport in Yeovil, Addison and Associates, May 2011

1.4 The Evolving Masterplan
The masterplan has gone through a number
of stages, as we learned from work on
market demand, precedents from elsewhere, and consultations with stakeholders.
In producing the Local Development Framework the Council realised that the Stars Lane
car park and other sites they own are the
‘a key opportunity’ to change Yeovil town
centre for the better, and currently detract
from the town’s image and appeal. Part of
the site including the old Foundry and Glove
Factory was already under development
in a partnership between the Council and
Zero C when the study started, and is an
important first step towards establishing the
urban village. The boundary was extended
to include the derelict ski slope adjoining the
Country Park.
Policy YV3 of the Draft Core Strategy for
the Local Development Framework set out
a proposal for Yeovil urban village ‘with
around 400 new homes and leisure and
retail uses on the ground floor level... with
a mixture of homes that are low cost to run
and are developed to eco-town standards if
viable.’ Principles included targets that 40%
of the development would be green space,
that 30% of the homes would be affordable,
and that the scheme would be designed
to achieve a target of less than 50 % of all
trips should be by car. The intention was to
make this a test bed for ideas that could be
rolled out on a much larger scale in the proposed sustainable urban extension (SUE).

While such a large development of flats
was not considered viable given the
nature of Yeovil and the changing market
for apartments, a number of the aims of
an eco-town can still be validated. The
masterplan for the urban village has had to
address a complex set of issues including
potential demand, patterns of movement,
eco standards, viability, and design quality. Three main options were developed to
fully test the potential of the site to accommodate an urban village, following different
philosophies and sources of inspiration.
These were the traditional English village,
the Italian hill town, and the French square.
Following considerable stakeholder engagement and feedback a preferred plan was
identified and worked up by the consultant
team as the basis of this report.

<HRYLO8UEDQ9LOODJH
6LWH%RXQGDU\
.H\
Core Development boundary
Urban Village wider study area

The new or final plan seeks to strike a
balance between the stretching objectives
set out in the Local Development Framework
and what is practical in current and foreseeThe first task was to redefine the boundaries of the urban village
able market conditions. Considerable use
has been made of comparisons with similar
places in the UK, from which lessons can
be drawn. We have also drawn inspiration
from leading examples of good practice on
the Continent, where they are much further
advanced in putting ‘eco’ principles into
effect. Examples of relevant schemes elsewhere are included throughout this report
to illustrate the kind of place that could be
created by following the design codes.
1
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1.4.1 Townscape and landscape
Our starting point was two-fold – 1) the
plan from Roger Evans in an appendix to the
Urban Design Framework; and 2) Site based
investigation and design response.15 In
terms of the former, the thinking behind the
Roger Evans proposal for 400 units was to
concentrate on high density flats provision
that would extend over the whole area South
of Stars Lane, which includes a number of
operational buildings. Our analysis of the
site led, with its highly irregular and fragmented pattern of buildings in contrast to
the rest of the town centre, led to a number
of important conclusions:
• The urban village could be the catalyst for
later development, but only if quality is not
compromised by financial expediency, as it
is crucial to improve the town’s image as
a desirable place to live. Hence a medium
density scheme is called for, which means
fewer homes than were originally proposed.
• The key opportunity is to bridge the gap
between the town and the country, and
make the most of the Country Park on Summer House Hill, which is an under-utilised
asset.

steeply graded, and any development needs
to make the most of the views that can be
created.
• With the car dominating this part of town,
the environment for both pedestrians and
cyclists is extremely poor, and this needs
to be addressed as an integral part of the
overall planning exercise for the whole town.
Addressing the urban (street) edges of the
site and connections both into the town
centre and the surrounding areas is therefore crucial.
• Whereas currently open space within the
site is primarily left over land adjacent to
roads, a key feature of the new masterplan
is to make landscape a key element of the
scheme through the provision of new focal
spaces that help to link the town with the
countryside. The provision of attractive and
useable open space close to where people
will live, and to increase tree cover in this
otherwise poorly vegetated part of the town
will create an attractive place to live.

• The site is disconnected from both the
Country Park due to poor pedestrian connections including the car parks and overdesigned junctions, and from the town, due
to an unsightly back edge which detracts
from the fine high street. The site also is

15

Urban Design and Landscape Audit, Matrix Partnership, 2010
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1.4.2 Opportunity areas
Our initial response was to create a number
of areas of distinct character to appeal to
the widest possible demand, differentiating, for example, between the ‘heart of the
village’ and the contained area of Addlewell
Lane, and the valley bottom. These should
be oriented to provide greatly enhanced
connections between the town and country,
and to make the most of Summerhouse
Hill as a place of recreation. In this way
families could be attracted back to live in
town. Other groups such as those retiring
or perhaps downsizing from a larger house
in the suburbs would be attracted later, once
the location gets established as a safe, attractive and convenient place to live.

Opportunities

There is a particular opportunity, once the
Vauxhall Garage is acquired, to create a high
quality and distinctive environment, that
would appeal to market segments such as
those in management at the College, Hospital or perhaps ever Westlands. Any homes
provided near the town will not only take
pressure off the villages, but will also boost
spending power and the life in the town
centre. Commercial uses can be provided
on the ground floor of housing edging on to
Stars Lane, thus connecting up with both
the Yeo Leisure Centre and the emerging
restaurant quarter in Old Station Road.

The urban village should be stitched into the Country Park

14

1.4.3 Streets and spaces
Inspiration for the design of the streets
came from a review of places elsewhere
that had worked well in similar circumstances. These can exploit the greater flexibility
encouraged by advice set out in Manual for
Streets 1 & 2. Case studies of seven different places, including of course, the pioneering attempt to create a new urban village at
Poundbury in Dorset, provide some useful
ideas though the UK is still far behind the
Netherlands and Germany in introducing
‘shared surfaces’ where pedestrians have
primacy over cars.
Importantly where developments have
succeeded it is by creating places that look
and feel attractive, and this does not mean
excluding the car altogether, but rather
designing streets and surfaces so that the
car is tamed, and motorists give way to
people on foot or bike

The design not only has to encourage walking through ‘active design’, but also be laid
out in a way that ensures ‘that households
and individuals in eco-towns are able to
reduce their carbon footprint to a low level
and achieve a more sustainable way of living’. This will be achieved through the
village providing the benefits of city
living (that is proximity to shops, services
and public transport) within a countryside
setting with an abundance of greenery as
well as green vistas. The streets have been
oriented to provide strong links with the
surrounding attractions, and thus reduce the
need to use a car to get anywhere. Some
of the spaces will have a medieval feel, and
give Yeovil the kind of character it currently
lacks.

Top: Overlooked communal
spaces, Lime Tree, Icon, Street
Middle: Safe places for children
to play, Accordia, Cambridge
Bottom: Child friendly streets
and spaces, Rieselfeld,
Freiburg
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1.4.4 Housing character
Getting the streets and spaces right is of
greatest importance, as it will also encourage housing that offers something special,
and respond to changing life styles. Most
people when questioned in England say
they would prefer to live in a village not a
town).16 In part the reasons lie in people’s
desire to control their own lives, and fear of
others. But this could well be changing, as
more and more people go away to university or travel abroad.17 Terraced houses on
a hill can look extremely attractive, as the
well-known examples of Tuscan hill towns
illustrates, or closer to home, the example of
Gold Hill in Shaftsbury. Contemporary architecture can add value without increasing
costs if the buildings are essentially simple
to construct. Yeovil can draw inspiration
from leading examples of the eco-town
approach on the Continent, such as Vauban
in Freiburg and Ecolonia in the Netherlands,
both of which show how to make ‘eco’
design financially viable. Easy access to
cycles, footpaths including being able to
work at home with broadband access are all
important elements of reducing the need for
people to own or use a car, so that cars will
not dominate the layout as in most modern
housing estates.
With a South facing site, there are great
opportunities to make the most of the sun,
(Somerset being in the part of the country
where Photovoltaic panels work best).
There is even the possibility for building
some houses to ‘passive house’ standards,

that is where the house produces more
energy than it consumes. The site, though
small, is large enough for the development
is parcelled up into a number of blocks that
could all look different. It would also enable
the ‘master developer’ to work with others
such as housing associations and specialist builders, thus creating the kind of variety
that most people appreciate in older towns.

1.4.5 Parking
The best schemes are not dominated by
cars. In the village it will be a challenge to
find the correct balance between providing
some car parking whilst also seeking to
promote a different way of life that is less
car dependent. Considerable thought has
therefore been given to how best to handle
residential parking, taking full advantage of
the flexibility suggested in the Manual for
Streets as well as local feelings, expressed
by both Councillors and at the visioning
event (see below). It is proposed that
parking is not linked to homes but communal and detached from the home; that
standards are lower than the norm given the
town centre location; that parking is rented
annually to provide choice and provision is
made for car use without ownership through
both a car club and car sharing scheme. It
is also recognised that alternative long-stay
parking has to be provided before the main
development can start, and hence resolving
the issue of parking is key to the success of
the whole scheme.

Contemporary architecture in Newhall,
Harlow has proved very popular
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What Homebuyers Want: attitudes and decision making among
consumers, CABE 2005
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Sustainable Urban Neighbourhood: building the 21st century home,
David Rudlin and Nicholas Falk, Architectural Press, 2009
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1.5 Findings from Consultations
A round table event on the 13th of January
2011 attended by 60 stakeholders provided
the opportunity to discuss options for the
Yeovil urban village masterplan and to set a
clear vision for the development, and its key
features. Three different masterplan options
were presented based on different principles. The plans produced different numbers
of homes and quantities of commercial and
open space, and provided a good basis for
consulting with stakeholders, rather than
simply presenting a blank canvas.

A clear French Square concept
A synergous approach to parking, open space and buildings

Village structure linking to the town
Diagonal link to park
Distinctive new types of places
Eco Hotel as new landmark destination

Focus on family housing
Emphasis on plateaux development
Traditional layouts
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1.5.1 Themes and principles
Five themes, each with ten principles that had
emerged from the initial analysis were presented and
the groups were asked to choose the most important
three that would be used to guide the drawing up of
the final masterplan.
A. Creating a distinctive neighbourhood that
reinforces the town centre
1. Strong links with the town centre, the Country
Park and surrounding attractions
2. The benefits of city living within a countryside setting
3. A unique and contemporary design for modern living
4. Three or four distinct character areas appealing to different kinds of people
B. Making the most of the Country Park and links with nature
1. Direct diagonal green link with Country Park from Town Centre
2. Extensive greenery throughout
3. Allotments, food cultivation and facilities for children
C. Cutting energy consumption and carbon emissions
1. High levels of insulation
2. Combined Heat and Power/City Heating
3. Sustainable Urban Drainage Systems
D. Reducing car dependency
1. Walkable streets with primacy for pedestrians and cyclists e.g. shared surfaces
2. Cycle storage and safe routes
3. Parking separate from the home with rented spaces, with some shared between
residential and long-stay
3. Wired up homes e.g. travel options, ability to work from home, use electric
E. Managing and maintaining a balanced community
1. Communal open space e.g. green or square plus access to Country Park
2. Affordable housing to include key workers and private rental/sales
3. Areas and blocks will be aimed at different markets (4-6 parcels)

“I love living in the Urban Village as it’s a 5 minute walk
with the children to the wonderful Country Park, play areas,
shops, the cinema – basically everything we need!”
“Views of the Country Park stunning from my roof garden
on my cheap-to-run eco home, eating my own produce,
listening to the children playing in the stream”

“Despite the price of fuel I’m still able to have a hot shower
every morning!”

“Living and working in Yeovil is amazing – no cars, lots of
play space for the kids, direct access to the Country Park
and a vibrant safe town centre in easy reach.”

“The development feels like a community, everyone knows
each other and it feels safe.”

The quotes in blue are taken from the ‘Postcards from the Future’ exercise, where participants were asked to imagine they are writing a
postcard from the Urban Village in 2030.
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1.5.2 Selecting the best option
Participants were asked to discuss the pros
and cons of each option and then vote on
their preferred option. Option C the Village
Green was the most popular scheme with
68% of the vote. Option A Herblay Square
came in second with 25% and Option B Yeovil Village third with only 7%. A couple of
the groups wanted to see a hybrid of
Options A and C, incorporating the square
from A with the housing and diagonal link
to the Country Park from C. Participants
wanted to see the promenade along the
brook from the UDF brief featured and there
was a very negative reaction to moving The
GateWay. It was felt that we were “missing
a trick” by not including provision for office
space and a few participants were keen
to see a village corner shop or farm shop
incorporated into the scheme.
As we expected parking was a big issue.
Participants liked the idea of undercroft
parking but raised concerns over cost.
They felt that it was important for the car
parking strategy to be realistic “residents
may not need a car to travel to work but
in all likelihood would still own a car” and
replacement parking would need to be found
for the lost spaces in Stars Lane car park.
We needed to make sure that car movement
does not disturb residents and having a bus
route on the doorstep was seen as a selling
point.
“Come to Yeovil urban village! It offers: sustainable eco-rich green spaces, a vibrant
community, good linkage with the town
centre and no car dependency”

used as well as animal slurry. As well as
high levels of insulation, Combined Heat
and Power and Sustainable Urban Drainage Systems we should consider district
heating, thermal mass, active and passive
cooling and ground source heat pumps.
Some participants were concerned that eco
housing would not be affordable for town
centre workers “can’t see affordable housing working here”.

There was a positive response to
housing built around water and representatives from Natural England, the County
Council and the Country Park wanted to
see this worked into the rest of the scheme
allowing free movement for wildlife “Green
fingers penetrating the development”. They
also wanted to see wildlife gardening principles for public spaces and residential gardens i.e. not overly manicured and the use
of native planting throughout the scheme.
They liked the idea of allotments provided
nearby for the ‘independent elderly’ and others and communal gardens. “A community
in touch with the natural world”

“Where the low carbon, low cost living
urban environment all began”
“Yeovil 2030, thank God we live in a house
with PV on the roof and cheap hot water
bills from the heat main. This winter has
been awful with the closing off of the Gulf
Stream. Our friends on Abbey Manor Park
pay a ½ of their salaries now on energy.”

Surfaces within the scheme should be
shared ‘home zones’. Designed to a high
specification and feel safe to play and walk
around. The quality of the urban design
should be high, for example, street furniture,
surfaces, and signage.

1.5.4 Who might live there?
We asked participants who they thought
would live in the scheme and they came
back with a very diverse group:

“Living and working in Yeovil is amazing
– no cars, lots of play space for the kids,
direct access to the Country Park and a
vibrant safe town centre in easy reach.”

• Retired people/empty nesters
• Young singles/professionals (from
Westlands)/first time buyers “new
generation of people who want to be in
town and not own a car”
• Management level personnel in the taller
town houses with gardens and parking
• Executives along the valley bottom in
Option C
• Young families/starter families
• Live/work
• Upmarket
• Buy to rent and rent to buy
• Environmentally conscious

1.5.3 Sustainability
It was felt that this site is ideal for renewable energy and that solar orientation is
key to meeting Passiv Haus standards. An
energy centre is best placed next to the
site for the hotel, where it could connect
up with the heat main for Zero C, and act
as a landmark. Bio gas from anaerobic
digestion would work well (one cow can
fuel seven households) and is being applied
in Poundbury. Food waste could also be
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1.5.5 Conclusion
Research for this study confirmed the
benefits from developing an urban village on
land owned by SSDC and currently used for
parking, and showed that the main constraints could be overcome. However with
an uncertain property market, a less ambitious scheme was called for than originally
conceived. Different options were identified
and assessed, inspired by new settlements
that had worked well elsewhere. Further
consultation with stakeholders reinforced
the arguments for designing somewhere different, where cars were less dominant, and
energy bills were cut. It was also felt that to
succeed the new neighbourhood needed to
appeal to a range of different markets.

