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EXECUTIVE SUMMARY

This Town Centre Development Strategy for Yeovil has 
been undertaken by consultants on behalf of South 
Somerset District Council. The work has been carried 
out in collaboration with key stakeholders to develop a 
deliverable strategy that will bring forward substantial 
positive change to Yeovil Town Centre. This work does 
not seek to replicate the earlier ‘Yeovil Vision’ and other 
studies, but rather it builds on this work to develop a 
strategy that is appropriate for today. This document 
summaries the process that was undertaken.

To aid the process, the Town Centre was considered 
under three key themes; these are ‘Public Realm’; 
‘Development; and ‘Transport’. The Town Centre was 
analysed under these themes in terms of strengths, 
weaknesses, opportunities, and constraints. From this, 
a refreshed ‘Vision’ was developed to articulate the 
primary objectives of the study. The analysis and Vision 
then informed the identification of a series of potential 
interventions to bring about significant positive change 
to the Town Centre and lasting benefits to residents, 
visitors, and workers.   

Under the theme of ‘Public Realm’ a number of projects 
were identified including the enhancement of existing 
public spaces at The Borough and The Bandstand. 

Under the theme of ‘Development’, a number of key 
sites were assessed – some of which have stalled and 
require a renewed energy to unlock their delivery. The 
sites under consideration are: 

• The Cattle Market (including Court Ash and North 
Lane Car Parks)

• The Bus Station (including Glovers Walk)
• The Box Factory Car Park (including South Street 

Car Park)
• Stars Lane Car Park
• Petters Way Car Park
• The Ski Centre

Under the theme of ‘Transport,’ numerous potential 
projects have been identified including localised 
improvement to Reckleford, the Wyndham Street area, 
and Stars Lane, as well as the need for strategies for the 
Town Centre’s car parks, signage, and walking/cycling. 

The strategy provides an indication of the timescale for 
delivering the proposed interventions. It highlights ‘quick 
wins’, which are proposals that could be brought forward 
in the shorter term and would have a transformative 
impact on the Town Centre area. These are identified 
alongside medium and longer-term strategies. 

Overall the opportunities identified in this report seek 
to transform the nature of Yeovil Town Centre to make 
it a desirable place to live, work and visit.



FINAL ISSUE / REV 12 / 28.02.2018



CONTENTS

ACTION PLAN INITIATIVES:

1) INTRODUCTION 6

2) SETTING THE SCENE 8

3) VISION 28

4) TOWN CENTRE STRATEGY 32

5) PROJECTS 36

- PUBLIC REALM 38

- DEVELOPMENT 52

- TRANSPORT 66

6) DELIVERY 88

BIBLIOGRAPHY 96



6 YEOVIL TOWN CENTRE REFRESH

35 M
INS

1 
HR

 1
0 

M
IN

S

1 HR 20 MINS
35 M

INS

55 MINS50 MINS

1 HR 20 MINS

1 
HR

 2
5 

M
IN

S

POP: POP: 
POP: 

POP: 

POP: 
POP: 

POP: 

POP: 

POP: 20 
25 

POP: 

1) INTRODUCTION

JLL,  Element Urbanism and Hydrock were 
commissioned by South Somerset District Council 
(the Council) to prepare a Yeovil Town Centre Strategy. 
The work does not seek to replicate earlier Yeovil 
Vision analysis and findings. Rather it builds on the 
previous work and adds a strong delivery focus. 

The purpose of the project as defined in the brief 
is as follows:

• Set out the Council’s aspirations for the future 
regeneration of the town centre

• Ensure that development opportunities arising 
in the next few years can be assessed within 
an established context

• Formulate plans for agreed sites that are 
viable, deliverable, and attractive to investors

• Make use of the Yeovil town-wide traffic 
model held by Somerset County Council to 
understand the context and existing pattern 
of use along Reckleford and the surrounding 
highway network

• Model the traffic impact of the proposals to 
ensure that any impacts are not severe and/
or that appropriate mitigation measures can 
be implemented on the road network to 
facilitate the development traffic (pedestrian, 
cycle, and vehicular)

VIEW OF YEOVIL FROM SUMMERHOUSE HILL

YEOVIL’S REGIONAL COMPETITION © 2017 Google
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• Ensure the agreed sites are served by safe and 
suitable means of access for all people

• Maximise the potential for walking and cycling by 
ensuring that pedestrian and cycle infrastructure 
and linkages to existing networks are proposed 
as integral elements of the agreed sites

• Help ensure new development opportunities and 
quality public spaces integrate with the existing 
fabric of the town and create a distinctive whole

In summary our role is to provide a framework for the 
town centre that:

• Provides a strategy for enhancing the public realm 
and associated spaces, to establish a distinct 
sense of place and encourage use of the town 
by visitors and residents

• Assists in unlocking and delivering a number of key 
development sites, some of which have historically 
stalled and therefore not come forward, including 
opportunities for housing, leisure and commercial

• Recommend focussed highway and movement 
interventions, to help improve accessibility and 
create quality connections between existing 
facilities and areas of potential change especially 
for pedestrian and cycle traffic

In response to the brief our analysis and findings are 
focused on three key themes: public realm, land use 
and movement. These themes are inherently linked and 

together will underpin transformational change within 
the town centre.

The key sites included within our commission are:

• The Cattle Market (including Court Ash and North 
Lane Car Parks)

• The Bus Station (including Glovers Walk)
• The Box Factory Car Park (including South Street 

Car Park)
• Stars Lane Car Park
• Petters Way Car Park
• The Ski Centre

Our approach has included a detailed baseline analysis 
of the town centre, focussed consultation with key 
stakeholders, preparation of a SWOT matrix, identification 
of a common Vision, development of a number of options 
(across the three agreed themes), testing of the options 
and finally presentation of a number of focussed town 
centre interventions summarised within a coordinated 
action plan and delivery strategy.
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HISTORICAL DEVELOPMENT
The earliest permanent settlement located on the site of 
modern Yeovil was a Saxon township established during 
the 8th century. Some of Yeovil’s present-day key spaces 
and streets such as The Borough, Princes Street and 
South Street can be dated back to this time. In the 10th 
century, Christian missionaries built the original church 
of St. John the Baptist and its replacement built in the 
late 14th century, remains a focal point to the town.

By the 11th century the town’s population had grown to 
approximately 1,000 providing services and market place 
in support of the surrounding agricultural activity. The 
town was granted a royal charter in 1205 by King John.

Yeovil’s historic association with the manufacture of 
gloves developed from the 14 century, and industrial 
activity has continued to this day. 

By the mid 19th century, the town had become connected 
to the rail network, initially with Taunton and subsequently 
with London, Bristol, Southampton and Exeter. By this time 
Yeovil’s population had grown to approximately 6,000.

By the late 19th century the town’s industrial activity 
had expanded and include two significant historical 
industrial operators; Petter Ltd who were makers of 
stationary petrol and diesel engines and St Ivel dairy. 

By the beginning of the 20th century, the town’s 
population had grown to 11,000. In 1915, James Petter 
founded Westland Aircraft Works who remain a key 
employer in Yeovil to this day.

During the post war years, the centre of Yeovil has 
experienced several major infrastructure interventions 
that have had a significant impact on the structure of 
the town. 

0 10050

Yeovil, Ordnance Survey 1890

CONSERVATION AREA

LISTED BUILDINGS

LOCATION OF QUEENSWAY  
/ RECKLEFORD

2) SETTING THE SCENE

MAP OF YEOVIL 1890 WITH PRESENT DAY CONSERVATION AREA AND LISTED BUILDINGS SUPERIMPOSED
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PATTERN OF GROWTH
The map below illustrates the historic growth pattern 
of Yeovil from approximately 1800 to the present day. 
Constrained by the steep gradients to the south, the 
town has grown asymmetrically towards the north and 
west from its historic centre. As a consequence, new 
residential growth has become increasingly remote 
from the town centre. Improved accessibility and an 
increased concentration of residential growth in the 
historic centre could help to revitalise the town and 
ensure its long-term viability.

THE BOROUGH 1906 -  “A TRADITIONAL MARKET PLACE
AT THE HEART OF YEOVIL“
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LARK HILL MARSH HILL

AERIAL VIEW OF YEOVIL SHOWING PATTERN OF GROWTH
© 2017 Google
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SETTING AND LANDFORM
Nestled amongst the hills of Hendford, Constitution and 
Summerhouse to the south, and Marshes and Lark Hill to 
the north, Yeovil benefits from a particularly attractive 
and distinctive setting. As the hills to the south are 
undeveloped and are now protected as a Country Park, 
the historic town centre has remained in close proximity 
to open countryside.

However, despite the relatively short distance between 
the two, the routes to the Country Park are weak both 
in terms of legibility and convenience.

The hillside location however, does present local 
challenges in terms of accessibility. The town centre’s key 
axial route of High Street and Middle Street experiences 
a 20 metre fall in level from west to east. There are 
also localised levels constraints, in the vicinity of Cattle 
Market and the Quedam Shopping Centre.
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PLANNING POLICY CONTEXT
Yeovil is the main settlement in South Somerset.  The 
South Somerset Local Plan 2006-2028 (adopted March 
2015)sets the long-term planning framework for the 
District and forms the basis for decision making on 
planning applications. The National Planning Policy 
Framework (NPPF) and any Supplementary Planning 
Documents (SPD) and ‘made’ Neighbourhood Plans are 
also material considerations.

It is important to note the Council are in the process 
of undertaking their Local Plan Review, which when 
complete will supersede the current adopted Local Plan.  
This document is in the very early stages of preparation 
and currently adoption is anticipated by the end of 2020.

TOWN CENTRE FOCUS AND 
STAKEHOLDER ENGAGEMENT
The remainder of this section focusses on the town 
centre through three separate but interrelated themes. 
These are:

• Urban Analysis 
• Land-use
• Transport and Movement

The consultant team gathered information relating to 
these themes through site observations and the review 
of available data and earlier studies. This information was  
then corroborated, tested and augmented by stakeholder 
engagement which took place both through individual 
meetings and through a workshop event, which took 
place in January 2017. This event was well attended by 
invited guests from a range of backgrounds including local 
and regional public, private, volunteer and educational 
bodies, all of whom have an interest in, and knowledge 
of, the town centre.

The key findings of this event and individual meetings 
were crucial in informing the baseline information, and 
ensuring that the development strategies proposed are 
grounded on the aspirations of local stakeholders.

The following summarises the key findings from both 
the stakeholder engagement and the baseline review.

STAKEHOLDER WORKSHOP
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URBAN ANALYSIS

CONSULTANT TEAM ANALYSIS AND 
STAKEHOLDER FEEDBACK
The historic east/west route of Middle Street and High 
Street is a key structural element in the town centre 
however, its legibility and function as a pedestrian route 
is compromised by the quality of the public realm and 
conflicts with vehicular use.

The western extent of this route experiences the highest 
levels of pedestrian activity and yet have the poorest 
pedestrian environments with narrow and cluttered 
pavements and the space dominated by infrastructure 
for vehicles.

There are numerous other locations (including Princes 
Street and The Borough) where the pedestrian 
environment is compromised by on-street parking and 
public transport facilities, and many important connecting 
routes (including Wyndham Street, Sherborne Road, 
Market Street, Central Road and Queensway Place) 
that are of particularly poor quality. Routes linking key 
destinations such as Yeo Leisure Park, Goldenstones 
Leisure Centre and the Country Park are not clearly 
legible and often convoluted.

The urgency of addressing the general poor quality of 
the public realm and local accessibility issues on key 
streets was a clear and  consistent message from the 
stakeholder engagement.

Another observation that was corroborated through 
consultation discussions, was the lack of good quality 
public space within the town centre. Key locations that 
are used for informal gathering and organised events 
include ‘The Bandstand’ and ‘Ivel Square’ however, the 
design of these spaces could be improved both in terms 
of appearance and function.

St John’s Church Gardens also known as ‘The Beach’, is a 
popular and attractive open green space within the town 
centre. However, it has a predominantly lawn surface 
that limits its potential as a gathering space throughout 
the year. ‘The Borough’ represents a potential open 
space at what is considered to be the ‘heart’ of the 
town centre, immediately adjacent to St John’s Church 
Gardens. This space, however, is dominated by a road 
and associated bus stops which limits its potential and 
attractiveness. The connection between The Borough, 
and St John’s Church is also compromised by a small 

building (11/12 High Street) that is currently occupied 
by a cafe and retail unit. Stakeholders endorsed the 
idea that this area presents an excellent opportunity 
to establish an iconic centrepiece to the town centre.

Other potential useful spaces within the town centre 
include the junction of High Street / Princes Street and 
Middle Street / Central Road. These are key nodal points 
at either end of the central movement axis, and could 
be improved to create attractive gateways and usable 
public space. The stakeholder group considered the 
improvement and creation of public space to be a priority.

The Queensway and Reckleford have severed the town 
centre from the adjacent residential population to the 
north and west and the limited number and inconvenient 
nature of the crossing points (i.e. footbridges, underpass, 
staggered crossings) discourages pedestrian access to 
the town. This area is currently highly unattractive and 
inhospitable both to users travelling along and traversing 
the route. Stakeholders were keen for new, safe and 
convenient crossing points to be considered that could 
become gateways to the town centre.

As a key arrival point in the town, the bus station  is well 
located to the east of the central core of shops however, 
the station building and its associated infrastructure 
are unattractive and prohibit pedestrian movement in 
that area.

Generally, much of the town centre would benefit 
from investment in the public realm to improve its 
quality and usefulness for public life. However, the 
key central axis of High Street / Middle Street and its 
continuation to Wyndham Street are in a particular need 
for enhancement. This should include areas of redesign 
to create new spaces and a pedestrian orientated 
environment, and areas of general improvement in the 
quality and consistent style of paving, furniture, lighting 
and tree cover.
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Distinctive 
landscape 
providing 
a strong 

identity and 
an attractive 

setting.

Town centre 
is close to the 
Country Park.

Location on a 
south facing 
slope allows 
natural light 
clear views 

towards 
landscape 

setting.

The historic 
east/west 
route of 
Middle 

Street and 
High Street 
provides a 

strong spine 
to the town 

centre.

Attractive 
historic 

character to 
the western 
end of the 

town centre.

St Johns 
Church and 

gardens 
provides an 
attractive 

historic heart 
to the town. 

Compact 
central retail 

core.

Dodham 
Brook and 

Country Park 
define a clear 
edge to the 

town centre.

Poor 
pedestrian 

connectivity 
to the town 

centre.

There is a 
lack of public 
space within 

the town 
centre. 

Existing 
public spaces 
are generally 
unattractive 
and poorly 
designed.

Significant 
level 

differences 
from east 

to west and 
north to 
south.

Poor quality 
public 

realm and 
conflicts with 
vehicular use.

The eastern 
section 

of Middle 
Street is 

characterised 
by poorer 

quality 
contemporary 

buildings. 

The 
connection 

between The 
Borough, 

and St John’s 
Church is 

compromised 
by a building

The Bus 
Station and 

Glovers 
Walk are 

unattractive.

Increase the 
residential 
population 
in the town 

centre.

Increase the 
diversity of 

business 
activities.

Encourage 
development 

and 
diversification 

of the 
evening and 
night-time 
economy.

Improve 
the physical 
connections 
between the 
town centre 
and the key 
attractions.

Improve 
connection, 
safety and 
experience 

for 
pedestrians 

crossing 
Queensway/
Reckleford.

Improve 
the urban 

structure of 
the northern 
and western 
areas of the 
town centre.

Improve 
layout, 

quality and 
coherence of 
public realm 
within the 

town centre 
and key 

connecting 
pedestrian 

routes.

Improve 
existing and 
create new 

public spaces 
to provide 

a range 
of venues 
for public 
activity.

Speculative 
site-by-site 

development 
results in an 

uncoordinated 
distribution 

of uses.

Lack of 
investment 

in public 
realm and 

infrastructure 
undermine 

visitor 
appeal.

Design 
quality 

of future 
development 

detracts 
from the 

towns urban 
character.

URBAN ANALYSIS - SWOT ASSESSMENT

WEAKNESS: GLOVERS WALK AND BUS STATION
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The northern 
and western 
areas of the 
town centre 

are highly 
fragmented.

The areas 
fronting the 

Country 
Park are 

fragmented 
and generally 
unattractive.

Minimal 
business 

activity in the 
town centre 
other than 

retail.

Severe 
reduction of 
activity and 

vitality when 
the shops are 

closed.

Poor 
connectivity 

between 
leisure and 

cultural 
destinations 

especially the 
Country Park.

There are 
relatively few 
restaurants.

Pedestrian 
severance 
and poor 

environmental 
quality 

caused by 
Queensway/
Reckleford.

Regionally 
important 
leisure and 

culture 
attractions 

including the 
Westlands 

Leisure 
complex.

Yeovil 
Hospital and 

Yeovil College 
are located 
close to the 
town centre.

St John’s 
Church 

Gardens 
(‘The Beach’), 
is a popular 

and attractive 
open green 

space.

Penn Hill 
Park is an 
attractive 

park 
environment 

with good 
connection 

with the 
western end 
of the town.

Reinforce 
‘The 

Borough’ in 
association 

with St John’s 
Church 

Gardens 
as the civic 

‘heart’ of the 
town.

Enhance the 
environmental 

quality of 
Queensway/ 
Reckleford.

Redevelop 
existing 

vacant sites 
with uses 

that support 
the town 

centre Vision.

Rationalise 
car parks 

and consider 
currently 
occupied 
sites (bus 
station, 
Glovers 

Walk) for 
development.  

Improve 
connection 

and 
relationship 
between the 
town centre 

and the 
Hospital and 

College.

Redevelop 
the Ski 
Centre 

site with a 
use that is 

appropriate 
to and 

does not 
compromise 
the quality of 

its setting.

STRENGTH: COUNTRY PARK

OPPORTUNITY: THE BOROUGH THREAT: LACK OF INVESTMENT IN PUBLIC REALM
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LAND USE ANALYSIS

CONSULTANT TEAM ANALYSIS AND 
STAKEHOLDER FEEDBACK
Yeovil town centre covers are large area. The primary 
use dominating the central area is comparison retail with 
parts of the shopping pitch including High Street, Union 
Street and the Quedam Centre providing a relatively 
attractive range of shops, including both local and 
national providers. Many of the stakeholders agreed 
that the retail representation in the town was good.  

The shopping pitch towards the lower end of Middle 
Street/Glovers Walk is very dated, tired and not able to 
attract quality regional/national retailers; instead this area 
is characterised by local stores and discount comparison 
retailers, including Poundland and Wilkinsons, plus a 
number of vacancies. The poor quality of this area was 
highlighted by many of the stakeholders as a key issue 
at the consultation events. 

Overall there was consensus that the diversity of uses in 
the town centre was very poor. Therefore that emphasis 
should be given to consolidating the retail core in to a 
more focussed modern shopping area, and freeing up 
difficult tertiary retail for a mix of town centre uses. 
There was also a strong feeling that new development 
should include a range of residential provision which 
would help enhance the vitality of the town centre 
throughout the day and night.  

In regards to convenience retail there is limited provision 
in the town centre except for a large Tesco and Marks & 
Spencer. Instead the majority of convenience, including 
discount provision, is focused around the outskirts of 
the town. Where additional demand was identified 
there was a clear preference from stakeholders that 
this should be located in the town centre, in order to 
act as an anchor and increase the vitality of the centre 
going forwards.  

In relation to workspace there is limited town centre 
provision and the majority of existing space is second 
hand. Notwithstanding, there is understood to be 
reasonable local demand for affordable second hand 
and serviced accommodation where available; however, 
it is important to note there is some vacant office space 
within the town. No purpose built, modern office space 
has been delivered in the town but a good potential 
location for this is Petters Way as it would complement 
the existing uses. The location of workspace at Petters 
Way and the beneficial impact it could have on the 
vibrancy and health of the wider town centre was widely 
agreed at the consultation events.

The existing town centre leisure offer is focused at the Yeo 
Leisure Park, which has recently delivered purpose built 
cinema and associated uses. In addition Yeovil benefits 
from Goldenstones and Westlands Entertainment Venue 
on the outskirts of town. Notwithstanding this, there 
is a recognised shortage of leisure uses, specifically 
quality food and drink establishments offering a choice 
of evening / night venue. This issue was reiterated by 
many in attendance at the consultation events who 
outlined that a key priority for the town should be the 
delivery of complementary leisure space. 

There is limited purpose built residential space in the 
town centre and it was widely agreed at the consultation 
events that a key priority for the town should be to 
increase the amount of town centre living as this was 
likely to have widespread associated benefits in terms 
of a diverse and vibrant centre. Stakeholders agreed 
that a wider range of town centre living opportunities, 
at an appropriate density which reflects a town centre 
location, should be actively encouraged. 
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Positive 
demand for 
a number of 
residential 

uses 
including 
private, 

affordable, 
retirement, 

care and key 
worker.

Some 
demand for 
second hand 
office space.

Strong desire 
for increased 

leisure 
options, 

specifically 
food & drink, 

within the 
town centre 
between 5 
and 9pm.

Some 
demand 

from family 
pub, drive 
through, 

small hotel 
and gym 

providers.

Possible 
additional 

demand from 
budget hotel 

providers.

Tesco Extra is 
a key anchor 

for the 
western end 
of town but 
encourages 
short visits 
(2 hour free 

parking).

Some 
demand 

from larger 
supermarket 
and discount 

food 
retailers.

A variety 
of existing 
retail areas 
including a 
shopping 

centre 
and the 

pedestrianised 
portion 

of Middle 
Street.

Limited 
existing 

housing stock 
in the centre 

of Yeovil. 

Lack of 
new office 

supply. Some 
second hand 
availability 

however the 
suitability 

and quality of 
current stock 

is poor.

Low headline 
rents restrict 
speculative 
new office 

development 
(which likely 
will need to 

be public 
sector led)

Poor public 
transport 
links have 

contributed 
to restricted 
town centre 

office 
investment.

Limited 
existing 
leisure 

provision, 
particularly 

food & drink.

Limited 
supermarket 
choice in the 
town centre.  

Limited 
demand 

from higher 
quality retail 

occupiers.

Lack of 
modern retail 

units.

Several 
prominent 

development 
sites in the 

town centre.

Increase the 
diversity of 

business 
activities.

Opportunity 
for a diverse 

range of 
higher 
density 

residential 
development.

The College 
and 

Hospital’s 
specific 

requirements 
would 

broaden the 
residential 
offer in the 

town centre.

Improved 
links between 

current 
leisure 

facilities 
(e.g.. Yeo 

Leisure Park / 
Country Park) 

and town 
centre.

High quality 
mixed use 
schemes 

to provide 
a broader 

destination 
with less of 

a reliance on 
shopping.

Provision of 
increased 

choice 
of retail 

convenience 
in the town 

centre. 

A catalytic 
scheme, e.g. 

a department 
store, or 

substantial 
mixed use 

development 
with modern 
ground floor 

retail.

Viability; this is not an issue 
with all sites but will depend 

upon any abnormal site 
costs, and whether land value 
expectation and appropriate 
affordable housing/planning 

gain positions enable 
development.

Student 
and key 

worker units 
would likely 
have to be 

underpinned 
by the 

College and 
Hospital 

to support 
viability.

Anticipated 
further loss 

of town 
centre 

offices due 
to pressure 
from higher 

value 
alternative 

uses.

Strong 
competition 

from 
surrounding 
centres such 
as Sherborne 

and 
Dorchester.

Out and 
edge of town 
convenience 

retail 
applications. 

Lack of retail 
viability 

without a 
pre-let to 
an anchor 
as part of 
a wider 

mixed use 
development.

LAND USE ANALYSIS - SWOT ASSESSMENT
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Large 
quantity 

of existing 
car parking 

spaces.

Excess 
parking 
spaces 

provide an 
opportunity 

to 
consolidate 
space and 

bring forward 
areas for 

development.

A ‘one public 
estate’ office 

hub as an 
in-town 

incubator 
and/or other 

business 
space or 

work hub.

Stagnation of 
areas such as 
Glovers Walk.

Some 
car parks 

inconvenient 
or thought of 

as unsafe.

STRENGTH: VARIETY OF RETAIL AREAS

OPPORTUNITY: UTILISATION OF EXCESS PARKING AREAS

WEAKNESS: STAGNATION OF GLOVERS WALK 

THREAT: LACK OF INVESTMENT IN PUBLIC REALM



20 YEOVIL TOWN CENTRE REFRESH

TRANSPORT AND MOVEMENT

CONSULTANT TEAM ANALYSIS AND 
STAKEHOLDER FEEDBACK
Detailed studies of movement and access to the town 
centre have been undertaken to inform the strategy. This 
included a baseline study which reviewed the historic 
planning position in relation to town centre sites and 
movement, a site visit, review of traffic flows and traffic 
studies, assessing highway safety and consideration of 
previous highways and walking / cycling improvements. 
A car parking study was also undertaken which identified 
car park utilisation and revenue and the potential for 
redevelopment. The consultation events and discussions 
with highway and planning officers have also shaped 
the potential transport interventions. 

The main vehicle route through the town is the A30, which 
effectively forms the western and northern boundaries 
of the town centre. The A30 Reckleford to the north of 
the town centre has a severance effect on pedestrian 
movements, with limited at grade crossing points and 
those that exist are underutilised as they are perceived 
to be unsafe or convoluted. In addition, Reckleford is a 
wide dual-carriageway route with limited active frontage 
and it is not easy for vehicles to travel to and from the 
town centre in all directions without u-turning at the 
Hospital roundabout or using inappropriate routes such 
as Court Ash. 

There are a number of one-way roads through the town 
centre, this makes some of the routes convoluted and 
difficult for visitors to get around. A new all-movements 
junction from the A30 could therefore assist with aiding 
vehicle movements to and from the town centre. A 
new junction has been considered at Market Street, in 
addition to a potential new link through the existing Earle 
Street car park. This assists in providing direct access 
from the A30 and facilitating development within the 
Town Centre. 

The bus station is underutilised and a poor-quality 
entry point to the town. As such it is considered a key 
redevelopment opportunity although bus layovers and 
interchanges would need to be relocated elsewhere. 
There is the potential for incorporating bus streets rather 
than a new bus station. 

Further pedestrianisation and restricting vehicle 
movements through the town centre have been 
considered. The removal of vehicles and parking in some 
parts of the town centre would improve the sense of 
place and prioritise pedestrian movement. High Street 
and Middle Street could be restricted to buses and taxis 
only which would improve pedestrian safety and air 
quality within the Town Centre.

There is the potential for improving walking and cycling 
access into the town, particularly from the south. There is 
the potential for reallocating carriageway space to provide 
for a cycle route on Stars Lane, stop vehicle movements 
and improve the link between the existing cycle route 
to the south of the town with the town centre. This 
would also provide an enhanced link between the Yeo 
Valley leisure park and the Yeovil Pen Mill Rail Station 
and the Town Centre.

The car park study identified opportunities to develop 
less strategically important car parks. This in particular 
identified Box Factory and South Street car parks as being 
under-utilised. Improvements to quality and safety of 
existing car parks would also encourage their use (such 
as West Hendford).

Improvements should be made to signage to make routes 
to car parks clearer for drivers and provide a function for 
each car park (e.g. retail, leisure, commuting or coloured 
zones). A car parking strategy is required to consider the 
charging strategy, which could assist with reducing the 
number of vehicles circulating within the town.

There is a requirement for an overarching access strategy 
to facilitate the development of the key regeneration 
sites in the town. This should cover vehicle access as well 
as access on foot, bicycle and public transport. Within 
the town, the need for easy movement on foot and by 
cycle should also form part of this access strategy.
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Some 
pedestrianised 
areas within 

the Town 
Centre.

Excellent 
walking and 
cycling route 
to the south 
of the town 
linking the 

Country 
�ark and the 
Pen Mill Rail 

Station.

Some existing 
reallocation 
of space for 
cycling and 
to improve 

linkages 
(South 

Western 
Terrace).

Existing grade 
separated 

crossings on 
the A30 – 

bridges and 
underpasses 

provide 
pedestrian 

routes away 
from traffic.

A30 key 
link routing 

which brings 
through 
traffic 

within close 
proximity and 

potentially 
captures 
pass-by 

vehicle trips.

Some 
examples of 
shared space 
environments 

on and 
adjacent to 
High Street.

Some 
wayfinding 

signage 
within the 

town.

High levels of 
car parking 
provision. 
Analysis of 

demonstrates 
that the 
overall 

capacity is 
underutilised. 

Steep 
gradients and 

convoluted 
routes for 

pedestrians.

Some 
poor-quality 

crossings and 
pedestrian 

environments 
(e.g.. South 

Street).

Limited 
cycling 

routes and 
infrastructure 

within and 
to the town. 

Minimal cycle 
parking. 

Reckleford is 
a barrier to 
movement. 

No direct 
at-grade 
crossings 
between 
hospital / 

Cattle Market 
site. 

Traffic speeds 
in excess of 

30mph along 
Reckleford.

A30 
severance 
effect to 
the west. 

No at grade 
crossings.

Convoluted 
driving routes 

and one-
way systems 

within the 
town centre.

A number 
of u-turning 
movements 

at the 
hospital 

roundabout.

Improve the 
public realm 
and safety, 
and greater 
priority to 

pedestrians, 
particularly 
on Middle 

Street / High 
Street. 

Shared space 
on Market 
Street and 
improved 
linkages 
between 

Cattle Market 
and Town 

Centre.

Improvements 
on Central 

Road to 
reallocate 
space for 

pedestrians 
and cyclists 

(similar 
to South 
Western 
Terrace).

Potential 
closure of 

South Street 
to through 

traffic – 
facilitating 

improvements 
for 

pedestrians 
and cyclists.

Wyndham 
Street 

improvements 
to the 

pedestrian 
environment 

and traffic 
flows 

Improved 
crossing and 
pedestrian 
facilities at 
Sherborne 

Road / 
Newton Road 
and changes 
to one-way 

priority 
working.

Improved 
links from 

the country 
park walking 
and cycling 
route to the 
Town Centre 
(crossings, 

walking 
routes etc).

Enhancements 
to cycling 

infrastructure 
through 

increased 
parking and 

improved 
routes 

(including 
shared 

spaces).

Funding 
sources for 

delivering the 
improvements.

Perception 
of impacts 

i.e. reduced 
parking 

adjacent 
to existing 
retailers. 

Technical 
difficulty with 
the provision 
of a crossing 
on the A30 

Queensway.

Third party 
landownership 

for 
improvements.

Need to 
undertake 
detailed 
design to 
consider 

the ground 
conditions, 

utilities, 
topography 

etc.

Potential 
for public 

opposition to 
any proposed 
amendments 

to the 
network.

Development 
will add 
vehicle 

movements 
onto the 
network. 
Further 
detailed 

modelling 
required.

Potential 
for public 

opposition 
to car park 

rationalisation.

TRANSPORT AND MOVEMENT - SWOT ASSESSMENT
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Middle 
Street / High 
Street have 

vehicle access 
and are 

dominated by 
vehicles.

Signage 
could be 

clearer and 
there could 

be more 
provided 

throughout 
the town 
centre.

There is a 
perception 

that there is 
not enough 

parking in the 
town.

Bus Station is 
underutilised 

and a poor 
quality entry 
point to the 

town.

Distance of 
Rail Stations 

from the 
town centre 

and low 
frequency of 

services.

Some shared 
bus / taxi / 
pedestrian 

streets (High 
Street).

Good and 
frequent 

bus services 
which access 

the Town 
Centre.

Improved 
environment 
to Reckleford.

Potential all 
movements 
junction at 

Market Street 
/ Reckleford 
to improve 
access and 

safety.

Potential 
vehicle route 
through Earle 

Street car 
park linking 

to Reckleford.

Potential 
access road 
through the 
Earle Street 
car park to 
potential 

gyratory and 
facilitate a 
bus link.

Rationalise 
parking and 

improve 
signage 

to reduce 
vehicle 

circulation 
and  traffic. 

Improvements 
to West 

Hendford 
car park to 

encourage its 
use.

Revised bus 
routing and 

provision of a 
bus street/s 

enabling 
development 
of bus station 

site.

Improving 
link to Yeovil 

Pen Mill 
through 

improved 
pedestrian 
links from 

Town Centre.

Ensuring 
that all bus 
operators 

are catered 
for. Welfare 
facilities for 
the drivers.

Consideration 
of 

interchanging 
for 

passengers 
travelling 
between 
services.

THREAT: CROSSING A30 AT QUEENSWAY

STRENGTH:  EXISTING PEDESTRIAN AREAS

WEAKNESS: POOR SIGNAGE

OPPORTUNITY: IMPROVED RECKLEFORD
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RESIDENTIAL (HOUSING)
Demand - For good value private or affordable houses; 
general popularity of mid-sized family housing.

Supply - Limited new delivery (majority of new housing 
is directed towards the edge of the town); some recent 
central schemes.

Trend - On-going delivery of a modest amount of new 
town centre houses.

Viability - Requires an ability to acquire land at a realistic 
value; significant abnormals can make a scheme unviable; 
affordable percentages typically flex to help achieve a 
viable scheme; grant funding towards affordable provision 
where available can help.

Opportunity - Encourage delivery of quality housing on 
appropriate central sites; mid-sized family town housing 
likely to be popular; can work at a range of scales from 
small infill to larger schemes (such as the Glove Factory 
- 28 houses plus 10 apartments).

RESIDENTIAL (APARTMENTS) 
Demand - For good value apartments for sale or to rent 
(private and affordable).

Supply - Limited current availability; however there 
are a number of schemes in the pipeline including for 
example the Creamery.

Trend - On-going delivery of a modest amount of new/
converted town centre apartments.

Viability - Requires an ability to acquire land at a realistic 
value; significant abnormals can make a scheme unviable; 
affordable percentages typically flex to help achieve a 
viable scheme; grant funding towards affordable provision 
where available can help.

Opportunity - Encourage delivery of quality apartments 
on appropriate central sites; also encourage re-use of 
poorly utilised upper floors; a positive way to increase 
town centre living and encourage development of an 
appropriate density; can work at a range of scales from 
small infill to larger schemes (such as the Creamery - 97 
units).

COMMERCIAL OVERVIEW
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RETIREMENT AND CARE
Demand - Reasonable demand anticipated for both 
retirement and care sectors.

Supply - Limited new delivery (Wyndham Court was 
delivered by McCarthy & Stone in 2009).

Trend - Limited delivery.

Viability - Requires an ability to acquire land at a realistic 
value; significant abnormals can make a scheme unviable; 
typically requires a critical mass of development in the 
order of 40 units upwards.

Opportunity - Encourage retirement housing delivery 
on appropriate central sites as part of a diverse mix 
of town centre accommodation; consider appropriate 
specialist care accommodation which has the potential 
to reduce pressure on hospital beds; anticipated to be 
some demand from retirement operators for a circa 
50 to 60 unit scheme (minimum site area circa 1 acre); 
positive way to increase town centre living and encourage 
development of an appropriate density; requires a well-
connected town centre site with convenient access to 
local amenities.

KEY-WORKER AND STUDENT
Demand – Reasonable demand anticipated both via the 
Hospital and College (on campus).

Supply – Limited bespoke town centre key worker or 
student accommodation.

Trend – Limited delivery.

Viability – The viability of any student or key-worker 
accommodation scheme will likely need to be underpinned 
by the College and/or Hospital; requires an ability to 
acquire land at a realistic value; significant abnormals 
can make a scheme unviable.

Opportunity – A bespoke town centre key worker project 
led by the Hospital would help broaden the residential 
offer in the town centre; demand anticipated from the 
College for an approximate 100 bed plus purpose built 
student residential scheme; anticipated that this will 
need to be on/next to the existing campus.

OFFICE/FLEXIBLE WORKSPACE
Demand - Reasonable local demand for affordable 
second hand and serviced office accommodation where 
available; note some vacant space including for example 
part of Maltravers House.

Supply - Limited town centre office provision; all second 
hand stock; no new recent office development.

Trend - Further loss of town centre offices due to 
pressure from higher value alternative uses and permitted 
development rights.

Viability - New build offices will be unviable at current 
town centre rental levels; however there are models 
of delivery to enhance viability including for example 
a public sector head-lease (enhancing the viability of a 
private sector pre-let scheme), or a public sector hub 
initiative allowing the potential to rationalise public 
sector offices across a number of sites.

Opportunity - A Council or one public estate office hub, 
which could also act as a catalyst for a town centre 
incubator and/or other appropriate business space or 
work hub; this is hard to estimate in terms of size but 
assuming a Council led approach may require in the 
order of 20,000 to 40,000 sq ft.
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LEISURE (HOTEL/PUB/FOOD & 
BEVERAGE)
Demand - Some ongoing demand for family pub, hotel, 
gym and drive through provision given the right site/
opportunity; on-going demand from local eateries for 
low cost premises; an increase in town centre living will 
support the demand for additional leisure provision; 
delivery of a catalyst or anchor development would assist .

Supply - Leisure offer enhanced through delivery of 
Yeo Leisure Park including the new Premier Inn and 
restaurants; however still a significant lack of overall 
choice.

Trend - Limited delivery.

Viability - Viable where strong occupier demand is 
identified and assuming no onerous abnormal site costs 
and a realistic land value; typically requires a site with 
good road frontage, access to parking in proximity or 
otherwise a very well connected town centre site.

Opportunity - Encourage delivery on appropriate central 
sites as part for example of high quality mixed use 
schemes; potential for additional hotel demand as the 
town develops; this could comprise refurbishment of 
appropriate buildings or more typically new build; as a 
guide budget providers typically require circa 0.75 to 1 
acre for their standard product; also potential demand 
from a family orientated pub which could be a useful 
addition to the town centre offer; as a guide providers 
typically require circa 0.75 acre for their standard product; 
anticipated demand from drive-through operators for 
well-located roadside sites; these typically require a 
site of less than 0.5 of an acre and can potentially share 
parking; delivery of a catalyst would make it easier to 
attract additional regional food and beverage occupiers 
including for example an anchor comparison retail tenant/
department store, or a new high quality public space.

RETAIL (CONVENIENCE)
Demand - from a large format store, discount store and 
potential metro stores.

Supply - Limited provision in the town centre comprising 
mainly of a dominant Tesco; significant provision of 
both large and discount stores on the outskirts of town.

Trend - Towards out of town delivery.

Viability - Food stores can generate high land values 
and therefore are typically viable unless there are very 
significant abnormal costs and/or highway requirements, 
or unrealistic land value  expectations; attractive/
deliverable sites can attract strong covenants (large or 
discount food stores) which can help generate value for 
example in mixed use schemes.

Opportunity - Encourage delivery on a sequentially 
preferred site in, or close to, the town centre; this could 
act as another major anchor/attractor to the town 
centre; active requirement for in excess of 50,000 sqft 
supermarket plus significant car parking and potential 
petrol station; active requirement for circa 20,000 sqft 
discount orientated food store with parking; limited 
precedent for including development above (e.g. Lidl at 
Portishead which includes a Travelodge); anticipated to 
be demand for appropriate well connected metro store 
town centre sites; each convenience store format can 
act as a town centre anchor and be a helpful additional 
to a vibrant town centre offer.
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RETAIL (COMPARISON)
Demand – Potential for a modern format department 
store and/or complimentary, quality modern retailers.

Supply – Extensive existing provision but often in outdated 
premises; supply of new high quality modern retail 
provision very limited, and may need public sector 
support to make a step change.

Trend – Limited new delivery and continued stagnation 
of peripheral retail pitches.

Viability - any new comparison retail scheme would 
require quality pre-lets in order to assist viability; these 
are likely to require a catalyst in order to attract (in the 
same way as a cinema attracts other leisure and food 
& beverage occupiers); some potential to consolidate 
and improve existing units to provide better shops of the 
right size (for example H&M in Quedam); a department 
store will likely require a contribution to take a lease 
and move to the town; this will be difficult to fund by 
the private sector in isolation.

Opportunity - A new department store or a quality 
new mixed development which included attractive and 
modern units for retailers would act as a catalyst for 
town centre regeneration.

EDUCATION/SCHOOL
As population in the town centre grows there is likely to 
need to be a corresponding increase in school places; 
town centre primary and secondary schools can be very 
efficient in terms of the required site area (with the 
potential for off-site playing fields etc.).

Requires an ability to acquire land at a realistic value; 
significant abnormals can make a scheme unviable; 
where need is identified central government funding 
may be available.

STRATEGIC CAR PARK
The town centre has a range of surface and multi storey 
car parks; the car parking baseline discusses excess 
capacity and a confused network of car parks; therefore 
consolidation may help underpin a more coherent and 
successful town centre, for example by releasing certain 
sites for development.

Appropriate sites for car park development/use can 
generate significant income and as such be viable 
developments in their own right (subject to an ability 
to acquire land at a realistic value and no significant 
abnormal or enabling costs).
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3) VISION

Following the initial baseline assessment and preparation 
of a SWOT analysis, consideration was given to an 
appropriate Vision for the town centre. This was discussed 
extensively between the consultant team, SSDC officers 
and members and a range of key stakeholders during a 
number of consultation exercises.

There was agreement that the Vision would be best 
expressed as a series of key statements or ambitions 
of equal importance; that projects or initiatives coming 
forward in the town centre should seek to advance 
as many of these ambitions as possible, and limit any 
negative impacts on the Vision as possible.

The statements have been refined through engagement. 
There is now considerable consensus across key 
stakeholders in relation to the Vision and its associated 
ambitions. These are captured on the adjacent graphic. 

We have utilised the ambitions articulated in the Vision 
to guide and test the recommended interventions and 
actions within the Yeovil Town Centre Development 
Strategy. 

© 2017 Google



29YEOVIL TOWN CENTRE REFRESH

 ► INCREASE QUANTITY AND 
DENSITY OF RESIDENTIAL 
DEVELOPMENT IN TOWN CENTRE

 ► SUPPORT THE HOSPITAL AND 
COLLEGE’S OBJECTIVES FOR 
INNOVATION

 ► CELEBRATE THE TOWN’S 
CULTURAL OFFER

 ► STRENGTHEN AND CONSOLIDATE 
THE TOWN’S RETAIL CENTRE

 ► IMPROVE THE NUMBER AND 
QUALITY OF PUBLIC AND GREEN 
SPACES

 ► ENSURE YEOVIL IS EASY TO GET 
TO AND SAFE, CONVENIENT 
AND ATTRACTIVE TO MOVE 
THROUGH

 ► ENGENDER AN ETHOS OF 
HEALTHY LIVING

 ► INCREASE BREADTH OF 
OFFER OF ‘THINGS TO DO’ TO 
ENCOURAGE PEOPLE TO SPEND 
MORE TIME IN THE CENTRE

 ► INCREASE MIX OF USES TO 
CREATE VITALITY THROUGHOUT 
DAY AND EVENING

 ► INCREASE THE NUMBER AND 
DIVERSITY OF EMPLOYMENT 
OPPORTUNITIES



Yeovil town centre will be a 
vibrant place to live, work, 
learn and visit. Revitalised 

public spaces will celebrate 
the town’s civic life and 
heritage – and help to 
regenerate the town’s 

retail heart. A broad range 
of quality housing will 

encourage a diverse and 
inclusive community. New 

space for business will help to 
redefine the town as a place 

for enterprise. Both locals and 
visitors will enjoy a exciting 
range of places for leisure, 

culture and socialising – both 
during the day and evening.

As a dynamic and distinctive 
regional centre, Yeovil will be 

a place of choice.

VISION STATEMENT



© Barbie Markie
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4) TOWN CENTRE STRATEGY

Following the establishment of a Vision for the town and 
the identification of the main issues to be addressed, 
the next stages focus on developing an Town Centre 
Strategy of specific initiatives and projects to meet key 
objectives.

As the issues and opportunities identified through the 
SWOT analysis and stakeholder engagement  are many 
and varied, the potential initiatives have been organised 
into three collective themes, expressed as the following 
objectives:

• ‘CREATE SPACES AND LINK PLACES’
• ‘ENRICH THE MIX’
• ‘IMPROVE THE NETWORK’

These three phrases capture the main objectives of the 
Town Centre Strategy — and as they are analogous with 
the disciplines of public realm; land-use and development 
and transport, provide a useful mechanism to organising 
the emerging initiatives into clear strategies.

In combination they can be considered as an overarching 
framework to help guide the future direction of Yeovil.

Going forward, this document sets out the scope of 
individual projects together with outline guidance 
regarding their delivery. 

The strategies are into organised into three colour coded 
themes as follows:

  PUBLIC REALM

  DEVELOPMENT

  TRANSPORT

‘IMPROVE THE NETWORK’
This is about making strategic interventions on the 
highway network to facilitate new development 
opportunities and encourage an increase in walking 
and cycling to the town centre. The Vision would 
seek to improve road safety, reduce existing barriers 
to movement and make routing to and within 
the town centre clearer and easier. The transport 
improvements would aim to encourage longer stays 
through increased pedestrianisation and removal of 
through vehicle movements. There would also be 
better links between uses and areas within the town 
centre through the creation of enhanced pedestrian 
routes.
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‘ENRICH THE MIX’
This is about maximising the potential of the 
extensive vacant development sites within the town 
to help diversify the range of uses and bring about 
lasting change to the town’s character. This should 
include provision for significantly more people to live 
in the town centre to increase vitality throughout 
the day and evening. The quality and range of 
modern leisure, food & drink and retail provision 
complimented by attractive public realm should 
be a priority — creating an increased diversity of 
things to both attract more people and encourage 
longer stays. Opportunities to expand and diversify 
employment and business opportunities should also 
be fully exploited. Where possible new development 
should support the College and Hospital as major 
institutions that contribute to the town.

‘CREATE SPACES & LINK PLACES’
This is about protecting and celebrating Yeovil’s 
many existing assets, creating new assets — and 
connecting them through a network of safe, 
attractive and convenient pedestrian routes. The 
adjacent diagram illustrates the primary focus 
of this objective with orange lines. The principal 
organisational tool is the reinforcement of the main 
historic east/west route with Middle Street at its 
centre. In addition, the re-imagining of two great 
public spaces at either end of the town centre, The 
Borough and The Bandstand, will create a focus for 
public life and become symbols of regeneration. 
Other local improvements to the streetscape and 
way-finding will help to reinforce the network of 
walking routes and new development with existing 
and new destinations.
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P1 PUBLIC REALM DESIGN GUIDE

P2 THE BOROUGH

P3 THE BANDSTAND

P4 WESTMINSTER STREET, HIGH 
STREET, MIDDLE STREET

P5 MIDDLE STREET EAST

P6 WYNDHAM STREET AREA

T1 TOWN CENTRE ACCESS STRATEGY

T2 IMPROVED RECKLEFORD VEHICLE 
ACCESS

T3 NEW RECKLEFORD CROSSING AT 
CATTLE MARKET

T4 NEW QUEENSWAY CROSSING AT 
QUEENSWAY PLACE / HUISH

T5 CREATION OF IMPROVED 
PEDESTRIAN ENVIRONMENT ON 
RECKLEFORD

T6 REVIEW OF CIRCULATION IN 
VICINITY OF MIDDLE STREET/ 
WYNDHAM STREET

T7 CREATION OF BUS STREET/S

T8 CLOSURE OF SOUTH STREET / STARS 
LANE TO THROUGH TRAFFIC

T9 RATIONALISED CAR PARKING 
STRATEGY AND ASSOCIATED 
SIGNAGE

T10 WALKING AND CYCLING STRATEGY

T11 IMPROVED PEDESTRIAN 
WAYFINDING

CI

T7

T4

T3

T1

D4

D5

D4

P2

P4

T5

T10

P4

T11

T9

P1

TOWN CENTRE 
STRATEGIES

COMPLEMENTARY INITIATIVES 
(SEE PAGE 63)
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D1 BOX FACTORY AND SOUTH STREET 
CAR PARK

D2 STARS LANE

D3  BUS STATION / GLOVERS WALK 

D4 CATTLE MARKET (COURT ASH AND 
NORTH LANE CAR PARKS)

D5 PETTERS WAY

D6 FORMER SKI CENTRE

T6

T2a

D1

D6

D3

P6

P5

P3

D2

T8

T2b

T8
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5) PROJECTS

This section sets out the scope of individual projects 
together with outline guidance regarding their 
delivery. The strategies are  organised into the three 
themes — Public Realm, Development and Transport.

CATTLE MARKET 

WESTMINSTER ST / HIGH ST

COURT ASH / NORTH LANE

CENTRAL WAY
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COUNTRY PARK

THE BOROUGH

PETTERS WAY

BOX FACTORY / SOUTH ST

THE BANDSTAND

GLOVERS WALK

WYNDHAM ST AREA

STARS LANE
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PUBLIC REALM

P1 PUBLIC REALM DESIGN GUIDE

P2 THE BOROUGH

P3 THE BANDSTAND

P4 WESTMINSTER STREET, HIGH 
STREET, MIDDLE STREET

P5 MIDDLE STREET EAST

P6 WYNDHAM STREET AREA

With the core objective of ‘creating spaces and linking 
places’, the public realm strategy responds directly to the  
strengths, weaknesses and opportunities as identified 
in the baseline analysis.

A safe, attractive and high quality public realm will 
support the wider objectives of the town in providing 
the connecting tissues between existing assets and 
destinations and importantly the between the town 
and the newly developed sites.

A priority is to enhance the core of the town centre 
with a highly legible series of linked public spaces. In 
the west, ‘The Borough’ in association with St John’s 
Church Gardens should be redefined as the as the civic 
‘heart’ of the town. In the east, ‘The Bandstand’ should 
be redesigned as a multi-purpose civic space for events 
and a focus for social and cultural activities. 

Improvements to the streetscape in favour of pedestrians 
to the western end of the town centre will help to support 
local businesses and the towns identity, by providing 
comfortable and attractive movement routes where 
footfall is at its highest.

Similar improvement to the east in the vicinity of Middle 
Street and Wyndham Street, will markedly improve the 
character and attractiveness of an area that currently 
enjoys less footfall, but has the potential to become 
a  dynamic mixed-use quarter within the town centre.

Important routes between the town centre and key 
destinations such as the Country Park, existing leisure 
facilities and potential new developments should also 
be addressed.

A public realm strategy design guide to will also be an 
important tool in establishing a coherent and consistently 
high quality urban environment.
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CREATION OF A RE-
IMAGINED PUBLIC SPACE 
AT THE BOROUGH TO 
ESTABLISH THE ‘HEART’ OF 
YEOVIL

AN ENHANCED AND 
EXPANDED PUBLIC SPACE 
TO KICK-START THE 
REVITALISATION OF THE 
EASTERN END OF TOWN

STRENGTHENED AND 
RENEWED CENTRAL AXIS TO 
TOWN CENTRE

IMPROVED LINKS

IMPROVED LINKS

IMPROVED LINKS

IMPROVED LINKS

© Contains OS data 
used under licence
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There are a number of public realm initiatives set out 
as part of our recommended strategy. In all likelihood 
these will need to be delivered in an incremental or 
piecemeal way due to funding constraints. Therefore 
preparation of a public realm design guide will be an 
important early action to ensure overall consistency. 
In addition prioritising and phasing the various public 
realm initiatives will be important. This is specifically 
addressed in the following delivery section.

In terms of delivery we consider it very likely that the 
Council will need to lead the vast majority of public 
realm interventions and projects. A limited number of 
enhancements may form part of specific development 
schemes but in the main initiatives will need to be 
specifically unlocked and delivered by the Council.

Funding for public realm in the current financial climate 
is not straight forward. However, our work through this 
project has highlighted the importance of enhancing the 
public realm and spaces across Yeovil town centre. This 
should therefore be seen as key infrastructure to support 
ongoing regeneration and transformation.

Set out below are potential sources of funding:

• Community Infrastructure Levy (CIL) and s106 
contributions - the Council’s adopted Regulation 
123 allows for the delivery of public realm works 
through CIL funding. 

• Existing Council resources
• Other public sector funding (for example we are 

aware of town councils in other areas taking a 
proactive approach to public realm)

• Incorporation in development schemes (for 
example if there was a major redevelopment 
of Glovers Walk then some/all of Middle Street 
East may be able to be incorporated through 
negotiation; similarly if Market Street car park 
is developed some enhancement along Petters 
Way may be included; similarly in relation to 
South Street and Stars Lane)

• Contribution from other business who benefit 
directly from the enhanced realm. For example 
businesses in proximity to the Borough or 
Bandstand. This in practise can be hard to 
coordinate on a piecemeal basis. One mechanism 
which has been used elsewhere is establishing a 
Business Improvement District

• We also recommend a principle of returning 
commercially generated returns from development 
projects in Yeovil to the Council’s capital reserves 
which can be accessed through a business case 
to support the Yeovil Town Centre Refresh.

In reality a combination of sources is likely to be required 
and all potential funding sources should be fully explored.

PUBLIC REALM DELIVERY OVERVIEW
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PUBLIC REALM DESIGN GUIDEP1

CONTEXT
Site analysis and stakeholder feedback has identified that 
the general quality and consistency of the public realm 
in Yeovil town centre is poor and that this significantly 
detracts from the image of the town. The adjacent 
photographs illustrate key issues such as:

• A lack of consistency of style of paving, furniture 
lighting, etc.

• Localised areas of poor repair, damaged and 
dated components

• An accumulation of furniture resulting in street 
clutter

OPPORTUNITY
A key priority and potential ‘quick win’ in applying the 
Town Centre Strategy, should be the development of a 
Public Realm Design Guide.

The design guide will set out guidance and design 
principles that should be taken into consideration during 
the design of all future projects that include the design 
of the public realm. The guide should present a concise 
and consistent palette of materials, furniture and design 
details that when applied universally, will establish a 
strong Yeovil style that will help to reinforce the town’s 
identity. This will support other objectives to make 
Yeovil town centre attractive, safe, easy to navigate and 
inclusive. It will to act as a guide for all those concerned 
with the design, implementation and maintenance of 
the public realm, whilst also informing developers and 
other interested stakeholders.

Components should be agreed with those responsible 
for implementation and maintenance and, the agreed 
components should be cost effective, easy to replace 
and maintain, durable, DDA compliant, suited to a range 
of local characters and be from sustainable sources. The 
design guide should also take into account all relevant 
highway regulations, guidance and standards.

The design guide should be coordinated with the way-
finding strategy and could also be expanded to include 
other strategies including:

• The installation of power points to support 
markets and organised events

• Street and feature/architectural lighting
• Public art
• Shop front improvements design guide

A MIXTURE OF STYLES

AREAS OF DISREPAIR

STREET CLUTTER



CONTEXT
It is widely agreed that The Borough in association with 
the St John’s Church Gardens, are key public spaces and 
together they represent the ‘heart’ of the town centre. 
Currently, the gardens are well maintained and provide 
an attractive and popular green space. In contrast, 
The Borough is dominated by the vehicle route that 
passes through it, and the open space that it provides 
is compromised by street clutter and is segregated from 
the gardens by the buildings 11/12 High Street.

OPPORTUNITY
The highway and public realm improvements proposed 
elsewhere in this strategy for Middle Street and High 
Street should, as a minimum, be extended into The 
Borough to create a more coherent, legible and attractive 
space. However, the character of the town centre could 
be transformed if the buildings which currently occupy 
the space between the borough and the church gardens, 
11/12 High Street, were to be removed. 

The unified space would provide a powerful and iconic 
identity for the town and become an important focus 
for public life and civic activity helping to transform the 
perception of Yeovil as a place to visit and spend time. 
This would also help to regenerate the wider area by 
attracting a better quality and range of businesses to 
the vicinity and by extending the towns centres function 
by supporting the evening economy.

The improvements would include an arrangement of 
steps/terraces to link the gardens, a de-cluttered event 
space, external power supply to support activities and 

THE BOROUGHP2

architectural lighting to key façades. The proposals 
should also consider raising the highway levels to create 
a shared surface and the most appropriate location 
and form of bus shelters. Future management of the 
space could allow for temporary closure to all traffic 
for evenings and weekends depending on impacts to 
public transport.

VIABILITY
It is recognised that the purchase and removal of the 
buildings represents a considerable challenge however, 
this should be balanced against the considerable benefits 
to the whole of the town centre. Also, some of the 
cost could be mitigated through the installation a 
new lightweight, single storey structure that could 
accommodate at least some of the removed buildings 
current function as a café. Together with the wider 
public realm works, this could provide a progressive 
and modern twist to the area’s character and should 
be considered a statement project that would help to 
change attitudes, demonstrate progress and kick-start 
with a wider programme of regeneration throughout 
the town. 

There is unlikely to be a specific development which 
can link and support its delivery. All possible sources 
of funding should be investigated to deliver this. It is 
envisaged that this project would require a feasibility 
study to determined the optimal route for delivery and 
that this would be progressed by SSDC.

SKETCH VIEW OF RE-IMAGINED BOROUGH

YEOVIL TOWN CENTRE REFRESH42 
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STEPS DESCRIPTION
1. SSDC Project Officer Assign SSDC officer to develop business case.
2. Sketch design and 

feasibility
Appoint design consultants with engineering and QS input, to develop 
a sketch design scheme for costing and technical feasibility. The scheme 
should include the development of new public space that unites The 
Borough and the church gardens, reconciles level differences, creates a 
shared surface environment for buses, removes the existing 11/12 High 
Street buildings and incorporates a new lightweight cafe unit.

Ascertain cost for purchase of building.

Gather supporting evidence such as economic benefits of locally 
implemented public realm improvements.

Produce business case report and delivery plan.
3. Consultation and stuff 

and stuff 
Following decision to proceed, produce visualisations and conduct public/
stakeholder consultation.

4. Detailed design Develop a design/project brief.

Commission topographical and below ground surveys.

Appoint design team including Landscape Architect, Engineers and Cost 
Consultants.

Commission Architect design team if proposals are to include a new cafe 
structure.

Develop detailed proposals and attain all necessary permissions.
5. Procurement Appoint Project Manager to oversee the procurement and implementation 

process.

Tendering procedure for construction contractors.
6. Implementation Site works through to completion.

NEXT STEPS
See adjacent table.

It should be emphasised that 11/12 High Street is not 
within SSDC ownership and acquisition of the building 
could be protracted.

THE BOROUGH



44 YEOVIL TOWN CENTRE REFRESH

CONTEXT
The public space referred to as ‘The Bandstand’ is the 
key public space to the eastern end of the town centre. 
It is strategically well located at the main gateway to the 
Quedam Centre and is in relatively close proximity to the 
Country Park, cinema and other amenities to the south. 

It provides a vital role in the function of the town centre 
as it is one of few open spaces that can accommodate 
external events and gathering. However, this function is 
compromised by its design as issues relating to its layout, 
site levels, trees and street furniture severely curtail the 
available space. The character and appearance of the 
space is also undermined by the character and quality 
of the paving and furniture and many of the buildings 
that define the edge of the space.

OPPORTUNITY
The strategy proposes a comprehensive redesign of 
the space that addresses these key issues to provide 
a rejuvenated public square and main event space. 
The ambition of this redesign should be to create a 
place defining focus for the eastern end of town, that 
counterbalances and complements the rejuvenated public 
space at The Borough and St John’s Church garden in the 
west. The space should be a safe, attractive, welcoming 
and provide space and facilities to accommodate a variety 
of events. A key objective of any proposals should be to 
resolve the variance in level across the space to maximise 
the usable event space.

The new Bandstand Square would either be integral to, 
or would act as a catalyst for the wider regeneration 
of the eastern end of town. Ideally this regeneration 

THE BANDSTANDP3

would include the replacement of some of the poor-
quality buildings that front its perimeter, with new high 
quality mixed-use buildings. Active ground floor uses, 
especially café’s, restaurants and bars with outside 
seating, and residential development above, would 
help to bring activity and safety to the space through 
the day and evening. The proposals should also consider 
the feasibility of providing an electronic outdoor event 
screen to support televised events or screen public art, 
cinema etc.

In the interim, there is also the possibility of introducing 
temporary removable units to allow short term occupancy 
by start-up businesses. These could be located along 
some of the currently blanks walls and dead spaces to 
the edge of the space.

A truly holistic approach would be to extend the concept 
of public space beyond the boundary of The Bandstand, 
to incorporate the Vicarage Street Methodist Church 
and Ivel Square. This would create a dynamic range of 
places and a distinctive gateway that would transform 
the character of the eastern end of the town centre.

VIABILITY
The transformation of The Bandstand will have significant 
positive impacts on surrounding businesses and overall 
the town centre. The opportunity is well linked with 
nearby development opportunities, specifically The Box 
Factory, South Street and Stars Lane. Notwithstanding 
the delivery of the improvement to the public realm will 
in all likelihood need to be public sector lead. To fund 
these works the Council should consider all potential 
sources of funding. 

MISUSE OF PUBLIC SPACE CLUTTER AND LIMITED USABLE SPACE
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STEPS DESCRIPTION
1. Area design brief Commission a design brief for the eastern town centre incorporating 

Stars Lane; The Box Factory, the Bandstand and adjacent properties to 
establish a vision for the area and identify potential sources of funds for 
implementing public realm improvements.

2. Sketch design and 
feasibility

Commission a topographic survey and collate all available data relating to 
ground conditions.

Appoint design consultants with engineering and QS input, to develop a 
sketch design scheme for costing and technical feasibility.

Produce business case report and delivery plan.
3. Consultation Following decision to proceed, produce visualisations and conduct public/

stakeholder consultation.
4. Detailed design Develop a design/project brief.

Commission topographical and below ground surveys.

Appoint design team including Landscape Architect, Engineers and Cost 
Consultants.

Develop detailed proposals and attain all necessary permissions.
5. Procurement Appoint Project Manager to oversee the procurement and implementation 

process.

Tendering procedure for construction contractors.
6. Implementation Site works through to completion.

NEXT STEPS
See table below.

PLAN OF REVITALISED PUBLIC SPACE
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CONTEXT
Westminster Street, High Street and the western end 
of Middle Street, constitute approximately 50% of the 
main historic movement route that runs through east/
west through Yeovil town centre. This section of the 
route sits almost entirely within a Conservation Area and 
experiences the highest levels of footfall in the town. 
However, despite being lined with shops and cafes, it 
currently has the poorest provision for pedestrians, 
with narrow pavements and the space dominated by 
vehicle routes and associated parking lining the edge 
of the street. This arrangement severely impedes the 
movement and activity of pedestrians and shoppers and 
compromises access for all. In addition, the quality of 
the paving and street furniture is inconsistent, cluttered 
and often in poor condition which further undermines 
the overall quality of the environment and the character 
of the Conservation Area. 

Westminster Street currently provides a through-route 
for a limited number of vehicles however, because of the 
high number of visitors that use the adjacent Tesco car 
park, the street has become an important pedestrian 
link into the town centre. Similarly, High Street is a 
through-route for mainly delivery and public transport 
vehicles however, it is an important and established 
shopping street and Link to the town centre. Middle 
Street is similar to High Street however, it is not used 
as a public transport route.

OPPORTUNITY
The strategy for improving these streets proposes a 
comprehensive redesign of the public realm in association 
with a realignment of the highway to reduce the space 
for vehicles and maximise the space for pedestrians. 
This would be achieved in Westminster Street and High 
Street by narrowing the road width and relocating the 
disabled parking bays to a convenient nearby location. 
Space would be provided for ‘loading only’ areas to be 
used at certain times of the day – a similar arrangement 
to that currently adopted in Princes Street. This will 
significantly increase the space available for pedestrians 
and support the retail function of the streets. Some 
minor amendments to the Westminster and High Street 
junction could be made to route traffic appropriately 
and restrict general vehicle traffic using High Street.

Westminster Street would also benefit from an 
improvement to its building and shop frontages to 
benefit the character of the Conservation Area. The 
Strategy also proposes the full pedestrianisation of Middle 
Street. This will connect High Street with the already 
pedestrianised section of Middle Street to significantly 

increase the space available for pedestrians, shoppers 
and organised events at the heart of the town centre 
and its busiest location. This will require the relocation 
of existing on-street parking and will effectively prevent 
the movement of cross-town traffic. It is important to 
note that The Borough public space lies at the centre of 
this route and its redesign should be coordinated with 
proposed street improvements.

Improvements to the streetscape should be achieved 
through the application of a consistent palette of high-
quality paving and street furniture that complement 
the quality and character of the Conservation Area and 
establish a design standard for the town.

VIABILITY
This is a key section of public realm linking the Borough 
and the Bandstand. The area is in relative proximity to 
potential major development projects including for 
example the Cattle Market and Quedam Extension, but it 
is unlikely that delivery can be linked to a specific project. 
As such the Council will need to lead, investigating all 
potential sources of funding.

WESTMINSTER STREET, HIGH STREET, MIDDLE STREETP4

MIDDLE STREET - DOMINATED BY VEHICLES

HIGH ST / PRINCES ST - KEY GATEWAY
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STEPS DESCRIPTION
Public realm design guide 
/ Shop front design guide.

This project assumes that a public realm design guide for the town centre 
has already been developed.

Consider commission of a  design guide for shop front enhancements.
Sketch design and 
feasibility

Commission a topographic survey and collate all available data relating to 
ground conditions.

Appoint design consultants with transport planning/highway engineering 
and QS input, to develop a sketch design scheme for costing and technical 
feasibility. Transport planning study for strategy to divert traffic, relocate 
parking, prepare TRO’s etc.

Produce business case report and delivery plan.
Consultation Following decision to proceed, produce visualisations and conduct public/

stakeholder consultation.
Detailed design Develop a design/project brief.

Commission necessary below ground surveys.

Appoint design team including Landscape Architect, Engineers and Cost 
Consultants.

Develop detailed proposals and attain all necessary permissions.
Procurement Appoint Project Manager to oversee the procurement and implementation 

process.

Tendering procedure for construction contractors.
Implementation Implementation – 3 stages over 12 months

NEXT STEPS
See table below

AERIAL VIEW OF LINKED IMPROVEMENTS TO WESTERN END OF TOWN CENTRE

HIGH ST

WESTMINSTER ST

MIDDLE STREET
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CONTEXT
‘Middle Street East’ constitutes the eastern extent of 
the main historic movement route that runs through the 
centre of the town. It benefits from being pedestrianised 
and the general condition of its paving and furniture is 
reasonable, albeit dated and inconsistent with designs 
used elsewhere. On this basis, the comprehensive 
renewal of paving and furniture in this area should 
remain a long-term ambition. 

OPPORTUNITY
In the short to medium term, this strategy proposes 
that environmental improvements are made including 
the renewal of certain elements of street furniture 
to ensure consistency with the town style, and the 
general rationalisation of street furniture to de-clutter 
the space. The priority for this initiative should be the 
area adjacent to Glovers Walk and should incorporate 
a strategy to improve the quality and appearance of 
the shop frontages.

There is, however, a more pressing need and opportunity 
to regenerate the eastern extent of Middle Street at its 
junction with South Western Terrace.  The broadening 
of the street in this location is effectively an entrance to 

MIDDLE STREET EASTP5

the town centre on approach from the east however, its 
current form is featureless and unattractive. The strategy 
for this area is to create a new public space to establish 
a clear gateway to the town centre that provides both 
a positive welcome and statement of quality.

The space could potentially incorporate new paving, 
seating, tree planting, public art and lighting. This could 
help to instigate the regeneration of the eastern end of 
Middle Street by improving its setting and, it is hoped 
that in time, the redevelopment of Glovers Walk would 
complete the gateway by mirroring the quality of the new 
hotel development. Any substantial new development at 
Glovers Walk should also incorporate the comprehensive 
renewal of Middle Street public realm.

VIABILITY
There are no short term commercial opportunities for 
this to be tied into development. Where a comprehensive 
development of Glovers Walk comes forward then 
there may be potential to deliver some public realm 
enhancements as a result of this scheme. However 
overall it is anticipated the delivery of the space will 
again need to be public sector led utilising all available 
sources of funding.

AERIAL VIEW OF NEW GATEWAY SPACE TO THE EASTERN END OF TOWN CENTRE
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STEPS DESCRIPTION
1. Public realm design 

guide / Shop front design 
guide.

This project assumes that a public realm design guide for the town centre 
has already been developed.

Consider commission of a  design guide for shop front enhancements 
(depending on long term future of Glovers Walk).

2. Sketch design and 
feasibility

Commission a topographic survey and collate all available data relating to 
ground conditions.

Appoint design consultants with engineering and QS input, to develop a 
sketch design scheme for costing and technical feasibility. 

Prepare delivery plan based on two options – whole street and just 
gateway space at eastern end.

3. Consultation Following decision to proceed, produce visualisations and conduct public/
stakeholder consultation.

4. Detailed design Develop a design/project brief.

Commission topographical and below ground surveys.

Appoint design team including Landscape Architect, Engineers and Cost 
Consultants.

Develop detailed proposals and attain all necessary permissions.
5. Procurement Appoint Project Manager to oversee the procurement and implementation 

process.

Tendering procedure for construction contractors.
6. Implementation Site works through to completion.

NEXT STEPS
See table below.

MIDDLE STREET - KEY GATEWAY TO TOWN CENTRE POOR QUALITY PUBLIC REALM
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CONTEXT
The group of streets, including South Western Terrace, 
Newton Road, Sherborne Road, Wyndham Street and 
the section of Middle Street to the east of Central 
Road, represent an important connecting vehicle and 
pedestrian network at the eastern end of town. Their 
layout is currently dominated by their function as vehicle 
routes and pedestrian/ cycling routes are marginalised 
and often narrow and defined by poor quality public 
realm. There are also few street trees.

Beyond the public realm, the character of this area is 
strongly influenced by the prevailing land-use activities 
with Middle street dominated by fast-food outlets and 
Sherborne Road comprising vacant shops and some 
unattractive shop frontages.

OPPORTUNITY
With regard to movement and environmental quality, 
there is an opportunity to rethink the arrangement of this 
group of streets within the wider strategic rationalisation 
of traffic circulation, as part of this project as proposed 
in project T10 later in this document.

Any highway improvements must be coordinated with 
a comprehensive public realm design scheme. The 
priorities for the design should be to improve provision for 
pedestrian access, improve the quality of the environment 
through new paving, furniture and lighting, increase the 
number and quality of street trees, provide adequate 
and safe pedestrian crossings and identify opportunities 
for the creation of incidental space and seating. 

WYNDHAM STREET AREAP6

The highways scheme should seek to reduce the general 
highway width, incorporate cycle routes, and rationalise 
on-street parking and loading.

Given the recent increase development activity in this 
area, and its historic definition as a discrete ‘district’ within 
the town, a potential way-forward for the area could be 
the production of a development brief or guidance note 
to create a holistic vision for movement, public realm, 
building frontages and permissible land-use.

The council may take a proactive approach to boosting 
residential development in this area. Vacant shops could 
be turned into houses with renewed frontages. This 
vision could explore the idea of branding the area as a 
distinct town quarter.

VIABILITY

A collection of projects in vicinity offer some potential to 
contribute towards the Wyndham Street area. However, 
it is unlikely that delivery can be linked to a specific 
project. The Council will need to lead, investigating all 
potential sources of funding.

POOR QUALITY PUBLIC REALM AND CONNECTIVITY AT WYNDHAM ST / SHERBORNE ROAD
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OLD BREWERY 
QUARTER

STEPS DESCRIPTION
1. SSDC Project Officer Conduct regeneration masterplan study of whole Wyndham Street area 

incorporating transport, public realm, shop enhancements and land uses 
to create a holistic vision, development brief or guidance note for the area.

2. Sketch design and 
feasibility

Design guide for town public realm. – 2 months

Design guide for shop enhancements – concurrent with above
3. Consultation
4. Detailed design Develop sketch scheme for costing and feasibility for highways and 

public realm- and to inform acquisition of contributions from future 
developments. Two options i.e. complete renewal / repairs , furniture and 
lighting.

5. Procurement Prepare business plan and delivery plan for highways and public realm 
based on whole network of streets broken down into individual street 
sections for staged implementation start after sketch scheme

Produce visualisations and conduct public/stakeholder consultation – start 
after decision to proceed 

Survey – topographic and below ground. Ascertain need for site 
investigation.

Detailed design and procurement – start after consultation 
6. Implementation 3 months for gateway. Additional 6 months for street.– Depends on extent.

NEXT STEPS
See table below

SKETCH VIEW OF A REVITALISED PUBLIC REALM AT WYNDHAM ST / SHERBORNE ROAD
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A core objective for this piece of work is to provide 
a framework to guide and enable a number of key 
development sites in Yeovil town centre, some of which 
have historically stalled and not come forward. 

Combined these sites have potential to deliver a number 
of the Vision objectives including the quantity and 
density of residential development in the town centre, 
the breadth and range of uses on offer and a need to 
strengthen and consolidate the town’s retail centre.

The proposals contained within this section focus both 
on existing sites within the Council’s ownership plus 
previously stalled or other sites in third party control. 
Unlocking appropriate development across these sites 
will have a transformational impact on the town centre.  

The strategies proposed have been arrived at through 
evaluation of the existing market, including supply, demand 
and viability. In certain cases public sector intervention 
may be required to unlock these opportunities which is 
discussed within the following delivery section. 

The sites have been consider individually but also work 
together to provide a vibrant range of overall uses. 

DEVELOPMENT

D1 BOX FACTORY AND SOUTH 
STREET CAR PARK

D2 STARS LANE

D3  BUS STATION / GLOVERS WALK 

D4 CATTLE MARKET (COURT ASH 
AND NORTH LANE CAR PARKS)

D5 PETTERS WAY

D6 FORMER SKI CENTRE
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CATTLE MARKET /  
COURT ASH AND NORTH 
LANE CAR PARKS

BUS STATION AND 
GLOVERS WALK

BOX FACTORY AND 
SOUTH STREET CAR PARK

PETTERS WAY

FORMER SKI 
CENTRE

© Contains OS data 
used under licence
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CONTEXT
The Box Factory and South Street sites are extremely 
well located for redevelopment given their proximity 
to the existing town centre. The sites are well suited 
for residential led development and if delivered for 
this purpose would substantially increase the amount 
of town centre living and help increase the vibrancy of 
the town centre.

The existing sites are operational car parking providing 
a total of 184 parking spaces. The combined total area 
of the sites is approximately 1.61 acres / 0.65 hectares 
(South Street totals 0.3 acres / 0.12 hectares and Box 
Factory 1.31 acres / 0.53 hectares). The Council are the 
freehold owners of both sites. However, both these sites 
are the lowest ranked for strategic importance based on 
the findings of the Car Park analysis prepared by Hydrock 
and therefore are considered the most appropriate to 
redevelop.

Although the usage of the car parks is recognised to 
be poor the redevelopment should be informed by a 
Car Parking Strategy that covers the town centre. This 
should take into account other proposals for loss / 
provision of public car parking to ensure that income 
levels are appropriately maintained and that there is 
sufficient supply to cater for demand. This analysis 
should take account of future development proposals 
for the central area.

DEVELOPMENT OPPORTUNITY
The sites are considered to have strong development 
potential for residential use, which includes the potential 
for affordable, key worker or retirement housing. Given 
the proximity to the town centre a higher density 
scheme, incorporating mainly flats with some housing, 
is considered appropriate. By increasing the amount 
of people living in the town centre it should encourage 
more activity and overall vibrancy. For example, it will 
help improve activity during the mid-evening period 
(between 5 – 9pm), which is recognised as a key aim 
for the town. Indicative calculations suggest that the 
combined site could deliver the following: 

PROPOSAL DEVELOPMENT
Residential led 
redevelopment to 
deliver in the region 
of 85 units

Either sold to 
a developer or 
council led (directly 
or through joint 
venture)  

Alongside the residential led redevelopment of the site, 
public realm and transport improvements are suggested 

with the intention of improving the environment and 
experience of this part of the town centre. To ensure 
the delivery of the proposed works a development 
brief or master plan should be prepared to inform the 
redevelopment of both sites. This should be market 
tested with potential developers to ensure it is attractive 
and deliverable in the market.

The site comprises two distinct land parcels, however, to 
maximise the quantum of development and therefore 
appeal to regional and national developers who have 
experience in delivering similar projects it is recommended 
the sites are disposed as one opportunity.

Furthermore, there is potential to increase the quantum 
of development by including part/all of the Club Neo 
site. The freehold of this site is held by a third party. 
Where the Club Neo site was included, delivery itself 
could then be phased as required, coordinated via an 
integrated master plan for both sites.

VIABILITY 
The uses proposed on the Box Factory and South Street 
Car Parks are considered viable and attractive to the 
market. 

Notwithstanding, any prospective developer will have 
regard to the ground conditions and potential for made 
ground. This could increase the build costs of any future 
development by requiring piled foundations, which 
would be reflected in the land receipt.

In terms of the market audience it is likely that the 
combined site, given the scale of the development 
proposed, would be attractive to a larger regional / 
national house builder.   

BOX FACTORY AND SOUTH STREET CAR PARKD1

VIEWS FROM BOX FACTORY TOWARDS COUNTRY PARK
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STEPS DESCRIPTION
1. Car parking strategy (see 

transport project T9) 
To determine the amount of car parking that could be lost without having 
a detrimental impact on the town centre 

2. Discussions with the 
neighbouring land 
owners 

Particularly Club Neo to understand their future aspirations and whether 
they would consider redevelopment of all / part of their site

3. Produce planning brief/
masterplan

To ensure the redevelopment of the site is in line with other town centre 
initiatives and does not compromise the redevelopment of other town 
centre sites 

4. Technical studies and 
cost advice

To provide greater certainty on costs associated with remediating the site 
for future development

5. Business Case The delivery of this will depend on how the Council decide to proceed – 
specifically whether they develop themselves or sell to a private developer. 
A business case to adopt the preferred approach should be prepared 

NEXT STEPS
Overall these sites have strong development potential in 
the short-term to deliver a substantial amount of housing 
in the town centre, which should assist the Council in 
the delivery of their wider aims to encourage activity 
in the central area. 

Given the quantum of development potential it is 
likely the site will be of appeal to a range of regional 
and national developers, which should result in a land 
receipt for the council.

In order to unlock the site for redevelopment the following 
actions are proposed:

CONCEPT SKETCH OF RESIDENTIAL DEVELOPMENT SCENARIO
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CONTEXT
Stars Lane Car Park occupies a prominent location 
fronting a main route between the centre of town and 
Yeo Leisure Complex / Country Park. It provides 202 
car parking spaces and the total site area extends to 
approximately 1.55 acres / 0.63 hectares. It is owned 
by the Council.

Based on the Car Park analysis prepared by Hydrock it is 
the most strategically important car park in the south-
eastern part of the town centre. This was reiterated at 
the consultation events in which it became apparent due 
to the sloping topography of the town and proximity to 
the Bandstand and Yeo Leisure Park that this car park 
supports both the day and night time economy. It is 
therefore considered as a very important car park for 
the town centre.

DEVELOPMENT OPPORTUNITY 
 This is viewed as a strategically important car park 
providing key links to the eastern end of the town centre 
as well as the Yeo Leisure Park. It is a key gateway into 
the town centre and provides a useful role throughout 
the day and for the night-time economy.  As a result the 
redevelopment of the whole car park is not considered 
appropriate at this time; however, we consider there 
is potential to develop part of the site. The area along 
the eastern border and south east corner of the site is 
considered most appropriate for development. This is 
due to the potential it has to improve the active frontage 
along Stars Lane, contributing to an improved feeling 
of security and sense of place for pedestrians when 
travelling between the town centre and Yeo Leisure 
Complex / Country Park. This will also provide a more 
seamless and integrated link between the town centre 
and Yeo Leisure Park. 

Associated highways improvements would benefit both 
Stars Lane and Box Factory/South Street. The highway 
improvements could narrow the width of Stars Lane, as 
separate left and right turn lanes would not be required on 
entry to the junction. The realignment of the carriageway 
should enable a section of highway to be released for 
development along the eastern boundary of the Stars Lane 
car park. This in turn means that frontage development 
along Stars Lane may only result in a minimal loss of car 
parking spaces. The existing car park access would need 
to be relocated off Summer House Terrace.

To summarise the site is considered to have potential 
for the following: 

PROPOSAL DEVELOPMENT
Commercial 
development at the 
junction of Stars 
Lane and Summer 
House Terrace. 
Potential additional 
ribbon residential led 
development along 
Stars Lane

Either sold to 
a developer or 
council led (directly 
or through joint 
venture)

Any potential loss of associated parking income would be 
countered by the development value released. The site 
lends itself well to a mix of uses due to the proximity to 
the town centre, particularly residential, leisure or food 
and beverage. The benefit of partial redevelopment is 
that not only would it unlock appropriate development 
but would also significantly enhance the experience when 
travelling between the bandstand and Yeo Leisure Park 
/ Country Park through increased activity and potential 
public realm improvements.

Furthermore, there is significant development potential 
in the wider area, including the Box Factory, Club Neo 
and in the future potentially at the rear of the Wilkinson’s 
site. Given the proximity of the site to these opportunity 
areas it is logical that the eastern part of the site is 
bought forward for development as this will maximise 
any potential improvement to the wider area. Going 
forward it is recommended that the site is included in 
a development brief/master plan to include the Box 
Factory / South Street Car Park and Club Neo sites. If 
required, this site could be disposed of independently 
from the above (guided by an overarching master plan).

VIABILITY 
The residential use proposed at Stars Lane is viable. 
However, the viability of the ground floor leisure/food 
and beverage uses is more dependent on there being 
strong occupier demand to locate in that destination – 
where strong demand exists these uses create value and 
are viable. As highlighted in the Commercial Overview 
section we anticipate some demand from these providers, 
for example a drive through operator or family pub, and 
it is anticipated the location adjacent to a principal road 
will further enhance the appeal of the site. 

Notwithstanding, any prospective purchaser would have 
regard to the brownfield nature of the site and transport 
/ access works that are required in order to deliver the 
proposed development on site – these costs could affect 
the viability of any specific scheme and ultimately any 
land receipt received.

STARS LANED2
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STEPS DESCRIPTION
1. Car parking strategy (see 

transport project T9)  
To determine the amount of car parking that could be lost without having 
a detrimental impact on the town centre 

2. Market testing To determine the level of demand that exists, specifically for the leisure, 
food and beverage uses

3. Produce planning brief/
master plan

To ensure the redevelopment of the site is in line with other town centre 
initiatives and does not compromise the redevelopment of other town 
centre sites – this should be considered alongside the Box Factory / South 
Street (and any other relevant adjacent) sites 

4. Technical studies To provide greater certainty on costs associated with bringing development 
forwards (including for example topographical survey, highways/transport 
changes and associated costs)

5. Business Case The delivery of this will depend on how the Council decide to proceed 
– specifically whether they develop themselves or sell to a developer. A 
business case to adopt the preferred approach should be prepared

NEXT STEPS 
At this time the site is considered most appropriate for 
retention of car parking plus ribbon development along 
the eastern border coupled potentially with a gateway 
development at the junction of Stars Lane and Summer 
House Terrace for a mix of uses including residential, 
leisure or food and beverage. 

Given the scale of development and the fact it is within 
the Council’s ownership this could come forward in the 
short term.

In order to deliver the development, the following 
actions are suggested: 

CONCEPT SKETCH OF MIXED-USE DEVELOPMENT SCENARIO AND CAR PARK ENHANCEMENTS
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CONTEXT 
Yeovil Bus Station and Glovers Walk comprise a substantial 
site at the eastern end of Yeovil town centre. It represents 
a significant opportunity to substantially transform the 
lower part of the town, which is currently characterised 
by dated properties, poor public realm and a high number 
of vacant or low-quality units. The various freehold and 
leasehold ownerships and requirement to re-provide an 
appropriate facility for buses however complicate the 
delivery of the site; to deliver substantial regeneration 
public sector intervention will be required. 

The site consists of two distinct plots, which are the Bus 
Station believed to extend to approximately 0.59 acres / 
0.24 hectares, and Glovers Walk extending to circa 1.85 
acres / 0.75 hectares – therefore combined the site area 
is approximately 2.23 acres / 0.93 hectares.

The Bus Station site is owned by Zurich Assurance 
Limited and leased to the Council for 99 years (from 
1967) to provide the bus service. The existing facility, 
however, is very dated and feels remote from the prime 
town centre activity; therefore, there is potential to 
replace the existing bus station with improved modern 
bus parking in an alternate location and unlock this 
site for redevelopment. To minimise the disruption to 
bus services, and any impact this would subsequently 
have on the town centre, it will be necessary to identify 
and deliver alternative arrangements before this site 
can be redeveloped.. This does delay the timescale for 
delivering this site so it is recommended that studies into 
alternative provision are explored, including the suitability 
of a ‘bus street’. The consideration of the relocation of 
bus operations within the town centre, including bus 
streets are summarised in Transport intervention T6. 

Glovers Walk is an existing poor performing shopping 
centre area adjacent to the Bus Station and to the 
southeast of the Quedam Centre. It comprises substantial 
retail accommodation, however, a large proportion of 
the units are very poor quality and vacant or let to weak 
covenants. The freehold of Glovers Walk is owned by 
Zurich Assurance Limited, however, there are a number 
of long leases for 99 years (starting in 1965) over the 
property. It is understood the site is currently on the 
market, however, we understand that the landowner 
has high value aspirations. The existence of the leases 
means that securing vacant possession could be timely 
and expensive; this needs to be assessed further as it 
could substantially affect the delivery of any future 
development proposal.

DEVELOPMENT OPPORTUNITY
In regard to specific development uses the site it is 
well located in the centre of Yeovil and therefore is 
considered to lend itself to a mix of uses including for 
example residential, retail, leisure, commercial or food 
and beverage. 

Indicative calculations suggest that the combined site 
could deliver the following: 

PROPOSAL DEVELOPMENT
Mixed use 
development 
extending to 
approximately 20,000 
square metres of new 
accommodation over 
3 and 4 storeys 

Council led including 
a joint venture 
delivery partner. 
Glovers Walk may 
come forward 
independently.

Going forward a development brief should be prepared 
incorporating both of these sites to guide future 
development. This brief should also consider the phasing 
of appropriate redevelopment.

It is important to note that although ultimate delivery 
is likely to be in partnership with the private sector, in 
order to generate an implementable scheme, the site is 
likely to require public sector intervention, particularly 
to assemble the available land and re-provide the bus 
station. 

VIABILITY 
The residential use proposed on site is considered viable. 
However, commercial, leisure and food & beverage uses 
require demonstrable occupier demand. This would 
need to be tested as part of any feasibility exercise for 
this scheme.

It is also important to note that assembling the land 
in this case could be expensive given the number of 
ownerships and potential value expectations. Again 
this would need to be tested via an overall feasibility 
exercise including the cost of providing a bus street. The 
details of a bus station relocation study and the next 
steps for considering bus streets are set out in Transport 
intervention T7.

BUS STATION / GLOVERS WALKD3
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STEPS DESCRIPTION
1. Feasibility assessment Prepare an assessment of the feasibility of the Council unlocking this major 

regeneration scheme
2. Bus station relocation 

study 
To determine deliverability and viability of relocating bus station or 
provision of bus streets

3. Prepare a planning brief 
/ masterplan 

To ensure the redevelopment of the site is in line with other town centre 
initiatives; to help guide both Council and private sector interest 

NEXT STEPS
Overall the site has significant development potential 
and is considered a significant opportunity to regenerate 
and improve the town centre. Nonetheless, delivery 
is constrained by both the landowner position and 
requirement to relocate the bus station meaning it is 
likely to come forward in the medium to longer term 
(3 – 10 years).

The following actions are anticipated to encourage the 
delivery of the site: 

SKETCH OF BUS STATION REDEVELOPMENT ONLY

CONCEPT SKETCH OF MIXED-USE DEVELOPMENT SCENARIO
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CONTEXT
The Cattle Market is a substantial site to the north of 
the town centre adjacent to Reckleford. It represents a 
significant opportunity to develop a substantial site in 
the centre of the town and would be appropriate for 
a range of use. Nonetheless, the delivery of the site is 
challenged by ownership and viability constraints that 
have hindered it coming forward in the past.

The main Cattle Market site extends to approximately 
3.7 acres / 1.5 hectares. This area could be expanded 
via additional land assembly of surrounding parcels. It is 
owned freehold by Premier Livestock Auctions Limited 
who previously operated the livestock market in the 
town. There have been a number of previous attempts 
to unlock the site for development led by the private 
sector, however these have not come forward for a 
number of reasons.

DEVELOPMENT OPPORTUNITY
The site lends itself to a range of uses including for 
example retail, residential, leisure, food and beverage or 
car parking. Given the size of the site there is potential 
for a mix of uses to come forward, particularly if the site 
is utilised efficiently. The provision of a multi-storey car 
park on the site may assist with minimising the land take 
on the site for parking and allow an increased level of 
development and improved pedestrian routing through 
the site.  A mix of uses would also create a vibrant 
redevelopment and likely assist with the permeability 
of the site.

Certain uses (e.g. major convenience or comparison 
retail) may be dependent on delivering appropriate 
highways infrastructure, specifically a new junction at 
Market Street / Reckleford. This will in turn impact on 
the viability of development. This aspect is to be tested 
further.

The delivery of parking on the site should be informed 
by a town wide Car Parking Strategy and have regard to 
the wider development proposed across the town. This is 
considered within Transport intervention T8. The delivery 
of parking on site could facilitate the redevelopment 
of the Court Ash and North Lane Car Parks, which have 
strong potential for residential use but are currently 
strategically important car parks.  

Indicatively the site has capacity to deliver:

PROPOSAL DEVELOPMENT
Cattle Market:

A range of 
development 
potential suitable 
for a mix of uses 
extending to 
approximately 
x sq ms of new 
accommodation

Developer controlled

Court Ash / North 
Lane:

Residential led 
development to 
deliver in excess of 80 
units

Either sold to 
a developer or 
council led (directly 
or through joint 
venture)

VIABILITY
The site is suitable for a range of uses – the viability 
of each of these is summarised in the Commercial 
Overview section. Nonetheless one of the key issues 
that will affect the deliverability and viability of the site 
is the brownfield nature of the site including possible 
contamination, the sloping nature of the site, ground 
conditions and the need for demolition. We understand 
that the costs associated with these factors have led to 
a previous scheme stalling – particularly when coupled 
with the landowner’s value expectations. In addition, 
the extent of potential highways works which could be 
associated with a redevelopment of this site will be a 
key factor in scheme viability.

Due to the scale and complexity of the site it is anticipated 
that a private sector developer is most likely to bring 
the site forward. Flexibility on the precise mix of uses is 
likely to be required to enable and maximise the chance 
of a market solution being delivered on the site. Where 
this is not forthcoming public sector intervention may 
be required to help unlock the site. The requirement 
for and nature of potential public sector intervention 
should be kept under review.    

NEXT STEPS 
Overall the site is considered to have strong development 
potential for a range of uses considering its proximity 
to the town centre, Quedam, hospital and surrounding 
residential uses; however, land ownership and viability 
challenges will need to be overcome to secure timely 
delivery.  The following table details the actions that are 
likely to be required in order to unlock the development: 

CATTLE MARKET (COURT ASH AND NORTH LANE CAR PARKS)D4



61YEOVIL TOWN CENTRE REFRESH

STEPS DESCRIPTION
1. Car parking strategy (see 

transport project T9)
To determine the amount of car parking that could be lost without having a 
detrimental impact on the town centre; to inform whether either/both the 
Court Ash and North Lane sites could be redeveloped, as well as whether 
there is demand for a new multi-storey car park  

2. Access Appraisal Extensive studies would be required to determine a suitable access 
strategy for the site. This could include potential junction improvements 
on Cattle market, details of which are set out in the transport interventions 
T2, T3 and T5. Any strategy for accessing the site or amendments to the 
highway network would require on-going consultation with the highway 
authority 

3. Enabling activity Work with landowner/potential developers to help unlock barriers to 
delivery. Keep under review the case for a more direct public sector 
delivery role should timely development not come forward

4. Court Ash and North 
Lane car parks

Prepare a strategic assessment of the case for the Council bringing one or 
both of these sites forward for development

SKETCH VIEW OF MIXED-USE DEVELOPMENT SCENARIO

SKETCH VIEW OF RETAIL LED DEVELOPMENT SCENARIO
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CONTEXT
Petters Way comprises an exciting opportunity to develop 
a significant amount of high quality workspace in Yeovil 
town centre. 

The Petters Way site comprises the South Street Market 
Car Park, currently providing 45 spaces, and extending 
to a total area of 0.35 acres / 0.14 hectares. It is located 
adjacent to an existing Council facility. The Council own 
the freehold of the site. 

It is important to note that this development opportunity 
does not include the Petters Way Car Park, which is 
significantly larger providing 213 spaces. The main Petters 
Way car park was considered of mid-level strategic 
importance within the Hydrock car park analysis. However, 
the redevelopment of the South Street Market Car Park 
could increase the use of Petters Way car park.

DEVELOPMENT OPPORTUNITY
The site is considered most appropriate for workspace 
as it would greatly reinforce the character of this area 
as a civic and workspace hub. 

Indicatively the site has capacity to deliver: 

PROPOSAL DEVELOPMENT
Commercial 
development with 
potential to deliver 
30,000 sq ft

Council led due to 
viability (discussed 
below)

The amount of development proposed could provide a 
very well located office hub, potentially also including 
an appropriate area for flexible co-working space to 
support local business.

Any proposals for new development on the Market 
Square car park must incorporate the provision of a 

PETTERS WAYD5

new pedestrian route to the western side of Petters 
Way where there is currently no pavement. This should 
ideally extend to the entire length of the street to 
provide a DDA compliant footpath link to connect with 
the Octagon Theatre. The design should also consider 
the levels to the entrance of the existing South Somerset 
District Council building to allow access for all. Paving and 
furniture should be in accordance with a design guide, 
and reflect the sites location in a Conservation Area.

VIABILITY 
As highlighted in the previous sections new build office 
development will be unviable at current town centre 
rental levels; however, there are models of delivery 
which can enhance viability. These models require public 
sector intervention and could for example include a 
public sector head lease (enhancing the viability of a 
pre-let office scheme), or a public sector hub initiative 
allowing the potential to rationalise public sector offices 
across a number of sites. 

Further to the above, it is important to note the site 
is brownfield in nature and any abnormal costs could 
impact the viability of any potential development. To 
minimise risk, the delivery of this site for workspace is 
dependent on there being an appropriate anchor tenant 
requirement.

NEXT STEPS
Overall the site has strong redevelopment potential to 
provide a significant quantum of commercial space, 
which would broaden the employment opportunities 
within the town centre. The timescale for the delivery 
of the site for this use will be dependent on whether an 
anchor occupier requirement of a sufficient scale can be 
identified. Notwithstanding the above, the key actions 
to deliver the redevelopment of the site are shown on 
the following table:

SOUTH STREET MARKET CAR PARK - PROMINENT CORNER LOCATION
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STEPS DESCRIPTION
1. Car parking strategy (see 

transport project T9w)  
To determine the amount of car parking that could be lost without having 
a detrimental impact on the town centre. 

2. Market testing To identify an anchor tenant(s) and understand the market demand for 
potential new build office space as this will affect the likely risk associated 
with the scheme

3. Produce a planning brief/
masterplan 

To ensure the redevelopment of the site is in line with other town centre 
initiatives and does not compromise the redevelopment of other town 
centre sites

4. Technical studies To provide greater certainty on costs associated with remediating the site 
for future development and the associated transport / access changes

5. Business Case The delivery of this will depend on how the Council decide to proceed – 
specifically whether they develop themselves or facilitate a joint venture 
with a developer (for example via a head lease). A business case to adopt 
the preferred approach should be prepared  

SKETCH VIEW OF OFFICE DEVELOPMENT ON PETTERS WAY
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FORMER SKI CENTRE SITED6

CONTEXT
The former ski centre is located to the south of Yeovil 
near the Yeo Leisure Park. It is physically separated 
from the main settlement by a stream that runs along 
the northern border. It is set in the attractive backdrop 
of the Country Park. 

The site extends to approximately 3 acres (1.25 hectares). 
It comprises a now derelict Ski Centre, comprising dry 
ski slope and former lodge/club house. Prior approval 
has been granted for the demolition of the existing 
buildings on site. 

The site adjoins Yeovil Country Park and is located on 
a hillside. 

DEVELOPMENT OPPORTUNITY
The former Ski Centre is considered to have some potential 
for a recreation/community based use. This would help 
strengthen the Country Park’s role as a vibrant recreation 
and community destination.

Physical development should be minimised and only 
in support of a recreation use in order to protect the 
setting of the Country Park. Therefore, recreational uses 
which use the attractive landscape setting, and act as 
a catalyst to attract more visitors/users to the Country 
Park are preferred.

There is a convoluted vehicle access route to the site 
which is through a private industrial estate on non-
adopted highway. As such, there is not an appropriate 
existing highway access route to the site and this would 
impact the level and type of development which could 
be accommodated on the site. Accessibility is a key 
limitation to the sites redevelopment potential. 

VIABILITY
Depending on the nature of the recreation/community 
use it may generate an income; notwithstanding, it is 
unlikely to be viable without external funding. Further 
investigation will be necessary to determine any available 
sources of funding based on the use proposed. 

NEXT STEPS 
The site has some potential for a recreation/community 
use which would strengthen the role and vibrancy of 
the Country Park. 

In terms of next steps dialogue should continue between 
the town and district councils to assess any emerging 
and viable opportunities for the site. 

VIEW OF DISUSED SKI SLOPE

SITE OF DEMOLISHED SKI CENTRE BUILDINGS
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The proposed public realm, development and transport 
initiatives should be complemented by a range of 
softer actions that support the future prosperity of 
the town and support the proposed property and 
transport interventions. These are outside the scope 
of this report but are a critical element of a successful 
town centre strategy. 

These for example include the following actions:

Communications and 
Marketing

Selling Yeovil to business, investors and visitors

Development of markets Supporting strengthening the role of the market town and the links 
with the hinterland. Offering an appeal and point of difference e.g. local 
produce, bric-a-brac / antiques/ covered areas

Events Plan Offering a range of different events throughout the year that draw people 
in

Business support plan Tools and initiatives to support business growth and attract new businesses 
not currently in the town e.g. initiative around independent retailers and / 
or night time economy

Night time economy A series of actions to underpin a successful application for “Purple Flag” 
status

Public art and lighting A creative public art and lighting strategy. These elements could be 
incorporated in the Public Realm Design Guide.

COMPLEMENTARY INITIATIVESCI
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TRANSPORT

T1 TOWN CENTRE ACCESS 
STRATEGY

T2 IMPROVED RECKLEFORD VEHICLE 
ACCESS

T3 NEW RECKLEFORD CROSSING AT 
CATTLE MARKET

T4 NEW QUEENSWAY CROSSING AT 
QUEENSWAY PLACE / HUISH

T5 CREATION OF IMPROVED 
PEDESTRIAN ENVIRONMENT ON 
RECKLEFORD

T6 REVIEW OF CIRCULATION IN 
VICINITY OF MIDDLE STREET/ 
WYNDHAM STREET

T7 CREATION OF BUS STREET/S

T8 CLOSURE OF SOUTH STREET 
/ STARS LANE TO THROUGH 
TRAFFIC

T9 RATIONALISED CAR PARKING 
STRATEGY AND ASSOCIATED 
SIGNAGE

T10 WALKING AND CYCLING 
STRATEGY

T11 IMPROVED PEDESTRIAN 
WAYFINDING



67YEOVIL TOWN CENTRE REFRESH

© Contains OS data 
used under licence

REVIEW OF SOUTH 
STREET AND STARS 
LANE ACCESS

IMPROVED RECKLEFORD 
ACCESS AND PEDESTRIAN 
ENVIRONMENT

NEW RECKLEFORD 
CROSSING

REVIEW OF 
CIRCULATION IN 
WYNDHAM STREET 
AREA
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TOWN CENTRE ACCESS STRATEGYT1

In this transport section, a number of concept transport 
options are presented that should form part of an overall 
town centre access strategy. The concept transport 
options would facilitate development of some of the 
key sites within the town and are provided as indicative 
schemes considering the consultation and studies 
undertaken throughout this project. The detailed design 
and assessment of such measures would form part of 
the access strategy and would be led by the highway 
authority, Somerset County Council.  SCC have been 
consulted as part of the development of these concept 
options and the Yeovil Strategic Traffic Model has been 
utilised to assess the potential impact of implementation 
of such interventions on traffic flows on the highway 
network, in particular on the A30. Improving vehicular 
access to the town centre from Reckleford without 
compromising (and potentially improving) existing traffic 
flows will be paramount in achieving a regeneration of 
the Town Centre.

The Town Centre Access Strategy work would form an 
overarching strategy for considering and delivering 
highway interventions such as those proposed within 
this project. The aim of the strategy would be to provide 
a straightforward and legible vehicular access to town 
centre regeneration sites from all directions. At present 
access to the town centre by car is not clear. Access 
to the ‘bottom end’ of town and the key regeneration 
sites is compromised by a convoluted road system. The 
strategy therefore would aim to provide vehicle access 
that was legible and obvious from the busy A30 without 
compromising the east to west flow of traffic. The access 
strategy would also consider the ability for pedestrians to 
access the town from the surrounding areas and reduce 
the severance effect of the A30, without compromising 
the through flow of traffic. Within the town the internal 
circulation for vehicles should be secondary to easy 
movement on foot and bicycle. Accessibility by public 
transport to the heart of the town centre should be 
also be facilitated. 

Strategic traffic modelling, using the SCC Saturn model, 
has been undertaken of the concept transport options 
presented within the project, including vehicles generated 
by the full development of key sites.  The modelling 
demonstrated some changes in flow, delay and queues 
on the A30 and other key routes, which would need to 
be investigated further. However, it showed that queuing 
did not block back to upstream junctions and the flow 
within the and around the town could be suitably 
accommodated. The delivery of all the concept measures 
within an overall access strategy could therefore provide 
an improved pedestrian environment within the town 
centre, reduce the severance effect of Reckleford, reduce 
the circulation of vehicles through the town and deliver 
an improved entry into Yeovil. Enhancements to walking 
and cycling infrastructure also have the potential for 
reducing the level of traffic on the network.

The various concept transport options presented within 
this section address the issues identified through this 
project. Each of these is subject to further work, which 
will need to follow the due process, including full 
endorsement from the highway authority, SCC.
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IMPROVED RECKLEFORD VEHICLE ACCESST2

T2A: NEW JUNCTION AT MARKET STREET / RECKLEFORD
T2B: GYRATORY VEHICLE ROUTE THROUGH EARLE STREET

CONTEXT
An all movements junction at Market Street / Reckleford 
has been a long-term aspiration for Yeovil. This is to ease 
movements to and from the A30 in all directions and also 
provide an improved access to the Cattle Market site. 

An all movements junction would improve the presence 
of the Cattle Market site, allowing passing eastbound 
vehicles to turn into the site more easily. In addition, a 
junction could enable vehicles exiting the Quedam car 
park to turn right out of Market Street and potentially 
reduce the level of u-turning movements at the Hospital 
roundabout. The revised junction arrangements would 
need to consider any potential for increased rat-running 
from vehicles through the residential areas to the north 
of Reckleford. A range of options should be available for 
an access to assist with ensuring the Cattle Market site 
has full flexibility for development. On this basis, two 
options for accessing Reckleford from Market Street 
have been considered. There are significant gradient and 
level differences between Cattle Market and Reckleford, 
which constrain the ability to relocate the junction and 
as such amended options have only been considered 
in the existing location of the junction

OPPORTUNITY
There are two options presented for a junction to the 
site. Both options may allow the closure of the Wyndham 
Street signalled junction and potentially the removal of 
signals at Sherborne Street, improving traffic flows at 
the eastern end Reckleford at the existing gyratory. The 
options could facilitate an improvement the street scene 
on Reckleford. The improvement could also assist with 
reducing vehicle movements on Court Ash and North Lane 
which are narrow and not suitable for accommodating 
significant levels of vehicle movements. Both options 
would reduce vehicle movements using the Reckleford 
/Sherborne Road gyratory to the east, as shown in the 
Strategic modelling.

The junction options are also likely to be in part dependent 
on the type of development on Cattle Market. 

T2a: New Junction at Market Street / Reckleford
The first option (T2a) would provide an all movements 
junction, as designed for the Eastern Corridor Study.

Project T2a provides direct access to Market Street 
from all directions and maintains Central Road as a 

two-way street. This junction allows an improved access 
arrangement for the Cattle Market site and will provide 
visibility for this site to passing vehicles. As vehicles pass 
the site, they will easily be able to divert into Market 

Street. This could improve the attractiveness of the 
Cattle Market, for example, to a supermarket. Vehicles 
accessing the Glovers Walk / Bus Station site or the 
Quedam will use the two-way route on Central Road. The 
impact on delay for through vehicle movements on the 
A30 was shown to be lower in the strategic traffic model 
than Option T2b. However, this option would increase 
weaving movements between the Hospital roundabout 
and Higher Kingston as vehicles would turn right into 
Market Street. Project T2b provides an increased distance 
for right turners and therefore a greater length of time 
for drivers to make a decision to move into the right 
lane. With this access option, Central Road would be 
two-way and as such if a bus street was provided in this 
location it would need to be on both sides of the street. 
This would therefore require an increase in carriageway 
width, re-alignment of Vincent Place and incorporate 
part of the Earle Street Car Park. 

T2b: Gyratory Vehicle Route Through Earle Street
The second option (T2b) would create a gyratory type 
arrangement with an all movements junction provided 
for vehicles exiting Market Street. This would require 
the implementation of a new link through the Earle 
Street car park linking to Central Road approximately 
at the bus station. This would provide a new arm at the 
Central Road / bus station roundabout.

POTENTIAL ROUTE THROUGH EARLE STREET
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The strategic traffic modelling suggests that the 
implementation of Project T2b increases journey times 
slightly in comparison to a Do-Minimum Scenario, 
although the testing also included the new pedestrian 
crossing on Reckleford. There was no material change 
in queue lengths or rat-running movements which 
would affect nearby junctions or streets. There is also 
a significant decrease in flows through the town centre 
and a reduction in vehicle movements westbound along 
Reckleford and through the Hospital roundabout. As 
such, the junction amendments could lead to a reduction 
in vehicle movements along Reckleford and improve 
safety through reduced U-turn movements. There is 
an increase in flows on Central Road, but these can be 
accommodated with the revised junction arrangements. 

The Earle Street car park link can also provide direct 
access to the Quedam car park and Glovers Walk / bus 
station potential redevelopment. This access option also 
provides a potential opportunity to provide bus stops 
on Central Road and/or the new link road through the 
Earle Street car park. 

Any new link from Reckleford in this location should 
ensure that all vehicle types can turn appropriately 
and that pedestrian visibility and movements are fully 
considered.

This project may also facilitate the relocation of the 
ambulance and/or fire services from their existing 
locations, which would also reduce some of the constraints 
of the junction. This would also assist with providing an 
active frontage and improved pedestrian environment 
in accordance with Project T5.

VIABILITY
A new junction at this location could be delivered through 
development on the Cattle Market site as part of improved 
access to this site, subject to site viability. The costs of 
any improvement scheme would also be dependent on 
a range of factors such as existing utilities, signal heads, 
loop detectors, incorporation into SCOOT etc.

T2a: New Junction at Market Street / Reckleford
The deliverability of the all movements junction (T2a) is 
potentially reliant on third party land and the ability to 
provide a signal head and stop line within the existing 
petrol station. This may not be acceptable to the existing 
operator. For reference, the historic Atkins eastern corridor 
study estimated the costs for Project 4b at £650,000.

T2b: Gyratory Vehicle Route Through Earle Street
With the gyratory system (T2b) it would be easier to 
incorporate the petrol station consistent with the existing 
give-way arrangements through an extended inter-green 
to allow vehicles to exit between traffic stages (or gaps 
in the traffic). On this basis, project T2b may be easier to 
implement than T2a although is subject to further design 
considerations. It would also require further consideration 
of the safety implications of this arrangement with the 
petrol station through detailed design of the junction 
arrangements and a road safety audit. 

The deliverability of the junction may be reliant on 
the relocation of the ambulance service to allow for 
appropriate safety / queueing on Reckleford eastbound. 
Further ground investigations would also need to be 
undertaken as there are foundation structures adjacent 
to the former public house on the eastern side of the 
junction which the link road would be close to. The 
Earle Street car park is under-utilised and as such, the 
removal of some parking in this location is unlikely to 
have an impact on parking or revenue.  

Development on the Bus Station / Glovers Walk site may 
assist with delivery of this junction (i.e. through S106 
/ S278) as the link road would improve access to these 
sites directly from the A30.

NEXT STEPS
See table below.

EARLE STREET CAR PARK
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STEPS DESCRIPTION
1. Preliminary Design Commission and undertake preliminary design work (including 

topographical surveys and Road Safety Audits, where required). 
2. Funding Sources Consider and discuss appropriate funding sources (LEP Growth Fund, SCC 

Capital Funding) and/or developer contributions (S106 / S278). 
3. Traffic Modelling Traffic Modelling to assess feasibility of junction amendments. This would 

be undertaken in conjunction with all other projects in the T1 Access 
Strategy, if a comprehensive scheme is provided. It is anticipated that the 
modelling would be undertaken using a LinSig or Vissim network model, 
based on traffic flows from the Yeovil wide Saturn model. 

4. Consultation Undertake Consultation on options / proposal (in conjunction with all 
other projects in the T1 Access Strategy if a comprehensive scheme). 
Would also potentially require an application for a Traffic Regulation Order. 

5. Detailed Design Undertake detailed design fully considering land conditions, utilities, 
drainage and other detailed design matters and fully incorporate 
consultation comments. Design work signed off by SCC. 

6. Construction Construct / implement improvements, including traffic management to 
minimise disruption to vehicle movements. 

7. Review and Monitoring Review and monitor signal timings and adjust to maximise efficiencies 

STEPS DESCRIPTION
1. Preliminary Design Commission and undertake preliminary design work (including 

topographical surveys and Road Safety Audits, where required). 
2. Ground Investigation Detailed investigation of ground conditions in and around the foundations 

of the adjacent property to the east.
3. Property Enquiries Consider potential for purchasing adjacent property to the east and/

or relocating ambulance station to allow for an improved design and 
enhanced Reckleford frontage.

4. Funding Sources Consider and discuss appropriate funding sources (LEP Growth Fund, SCC 
Capital Funding) and/or developer contributions (S106 / S278). 

5. Traffic Modelling Traffic Modelling to assess feasibility of junction amendments. This would 
be undertaken in conjunction with all other projects in the T1 Access 
Strategy if a comprehensive scheme is provided. It is anticipated that the 
modelling would be undertaken using a LinSig or Vissim network model, 
based on traffic flows from the Yeovil wide Saturn model. 

6. Consultation Undertake Consultation on options / proposal (in conjunction with all 
other projects in the T1 Access Strategy if a comprehensive scheme). 
Would also potentially require an application for a Traffic Regulation Order.

7. Detailed Design Undertake detailed design fully considering land conditions, utilities, 
drainage and other detailed design matters and fully incorporate 
consultation comments. Design work signed off by SCC. 

8. Construction Construct / implement improvements, including traffic management to 
minimise disruption to vehicle movements. 

9. Review and Monitoring Review and monitor signal timings and adjust to maximise efficiencies 

T2A: NEW JUNCTION AT MARKET STREET / RECKLEFORD

T2B: GYRATORY VEHICLE ROUTE THROUGH EARLE STREET
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NEW RECKLEFORD CROSSING AT CATTLE MARKETT3

CONTEXT
The A30 Reckleford to the north of the town centre has 
a severance effect on pedestrian movements within the 
vicinity of the Hospital and Cattle Market, with limited 
formal at grade crossing points. There is an underpass at 
the Hospital roundabout, however there is a perception 
for some pedestrians that this is unsafe and it also forms 
a convoluted route into the town centre. On this basis, 
pedestrians cross Reckleford informally, utilising the 
narrow central reservation. This presents a safety issue 
as the central reservation is not of sufficient width to 
appropriately accommodate pedestrians who are also 
required to cross four lanes of traffic. On this basis, 
an at grade crossing linking the Hospital site with the 
Cattle Market site is considered a priority improvement 
which would benefit both sites and improve access to 
the town centre from areas to the north. The location 
of a crossing would be on the crest of a hill and as 
such would need to be carefully positioned to ensure 
appropriate visibility to the signals and crossing for 
vehicles from each direction. A crossing at this location 
would benefit from a development on the Cattle Market 
which provides a pedestrian route through to Market 
Street and the Town Centre.    

OPPORTUNITY
The provision of an at grade pedestrian crossing would 
enable improved crossings of Reckleford and reduce the 
severance effect of this route. This will enable improved 
linkages between the hospital and the Cattle Market sites 
and encourage walking movements from the north of 
the town centre. This may reduce vehicle movements 
travelling to the town centre and increase pedestrian 
activity. It will also improve safety through removing the 
requirement for existing informal crossing movements. 
The crossing could be provided as a standalone project, 
however it would be beneficial to coordinate with the 
improved pedestrian environment (Project T5). This 
will ensure a comprehensive pedestrian solution in 
this area to further encourage pedestrian movements 
(without impacting on the A30 as a key vehicle route). 
Any crossing would need to ensure coordination with 
the signal controlled junctions along Reckleford so that 
significant delay is not added to vehicle journeys, and in 
particular would need to coordinate with any junction 
improvement delivered at the junction of Market Street 
(Project T2). A crossing would also provide a benefit for 
the ongoing development of the hospital site. 

VIABILITY
A crossing would be a relatively low-cost project, subject 
to detailed design considerations and technical approval. 
There would be no land purchase requirements and a 
crossing can be provided within the adopted highway. 
It may be possible to deliver this crossing as part of 
development (i.e. S106/S278) as the crossing would 
provide improved routing from the hospital site to the 
town centre for example. Or it could be delivered as 
part of a standalone project through applying for SCC 
transport capital funding (where available).  

NEXT STEPS
See table below.

STEPS DESCRIPTION
1. Preliminary Design Commission and undertake preliminary design work (including 

topographical surveys and Road Safety Audits, where required)
2. Funding Sources Consider and discuss appropriate funding sources and/or developer 

contributions (i.e. S106)
3. Consultation Undertake Consultation on options / proposal
4. Detailed Design Undertake detailed design fully considering land conditions, utilities, 

drainage and other detailed design matters and fully incorporate 
consultation comments. Design work signed off by SCC

5. Construction Construct / implement crossing

RECKLEFORD - OPPORTUNITY FOR AT-GRADE CROSSING
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NEW QUEENSWAY CROSSING AT QUEENSWAY PLACE / HUISHT4

CONTEXT
To the west of the Town Centre the A30 Queensway 
provides a severance effect in the same way as Reckleford 
to the north. This section of the A30 is a dual carriageway 
with a 40 mph speed limit and no at grade crossing 
points. There are three crossings, two bridges and 
one underpass which link to western areas and these 
crossings deter some pedestrians from western areas 
from walking to the town centre. One of the bridges 
links to the Huish car park to the west of the A30. It is 
more technically difficult to provide an at-grade crossing 
in this location due to the higher speed limit and faster 
moving traffic, in comparison to Reckleford. As such, any 
crossing would require more significant works to change 
the context of the A30 in this location, reduce vehicle 
speeds and would also need to tie in with the existing 
Tesco slip road access. All of this makes the provision of 
a suitable crossing more technically difficult. This would 
however, open up an improved route to access Huish 
and link Westlands to the town centre via an improved 
pedestrian and cyclist route. Slowing speeds at this 
location could also have a benefit on queue lengths at 
the hospital roundabout and Reckleford.

OPPORTUNITY
This improvement would encourage walking and cycling 
from the west of the town centre and provide an improved 
link to areas to the west. This could also increase the 
use of Huish car park, which is currently under-utilised, 
freeing up some capacity within the central town centre 
car parks. The provision of an at grade crossing may 
encourage walking and cycling movements and reduce 
vehicle traffic on this section of the network.  

VIABILITY
The delivery of this scheme is not linked to potential 
development sites. The cost of providing a crossing could 
be significantly higher than a crossing at Reckleford due 
to the highway amendments that would be required to 
support a reduction in speeds to 30mph. 

NEXT STEPS
See table below.

STEPS DESCRIPTION
1. Preliminary Design Commission and undertake preliminary design work (including 

topographical surveys and Road Safety Audits, where required). This would 
include the full consideration of the entire length of Queensway and 
whether changes could be made to reduce speeds and change the road 
layout accordingly to ensure vehicles slow on this section of carriageway.

2. Funding Sources Consider and discuss appropriate funding sources
3. Consultation Undertake consultation on options / proposal
4. Detailed Design Undertake detailed design fully considering land conditions, utilities, 

drainage and other detailed design matters and fully incorporate 
consultation comments. Design work signed off by SCC

5. Construction Construct / implement crossing

DISCONNECTION BETWEEN TOWN CENTRE AND WEST 
YEOVIL
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CREATION OF IMPROVED PEDESTRIAN ENVIRONMENT ON RECKLEFORDT5

CONTEXT
Reckleford is a wide dual-carriageway route with limited 
active frontage which is not an attractive environment 
for pedestrians and provides a barrier to movement 
and discourages walking. The A30 is a key route through 
Yeovil and provides an unattractive welcome to visitors 
to the town. To enhance and improve the setting of 
Reckleford and encourage and facilitate pedestrian 
movements, there is the potential to reduce lane widths 
and increase the footway and central reservation widths 
to increase space for pedestrians. The A30 is recognised 
as a strategic route for the highway authority and as 
such, any changes to the highway in this location would 
need to ensure that there is not a severe impact on the 
operation of the highway network.  

Some historic work has been undertaken previously 
by SSDC which looked at an improved pedestrian 
environment. The preferred option maintained the 
capacity of the road whilst also improving public realm 
space and providing a green corridor. 

OPPORTUNITY
The decrease in carriageway width / lane widths could 
be accompanied by a reduction in kerb height. This 
would improve the sense of place along Reckleford and 
less of a ‘through route’ feel. The increase in widths of 
footways can also promote an active frontage along 
Reckleford, particularly for any development on the 
Cattle Market site which will further increase the sense 
of place. There have been some recent examples of a 
similar change which has been implemented in Hereford 
as shown in the photos. The Hereford changes improved 
the sense of place, provided at grade crossings (and 
removed underpass crossings) and facilitated frontage 
development. This decreased vehicle speeds without 
having a severe impact on delay or queuing for through 
vehicle movements. 

The crossing as shown in T3 could also be incorporated 
within a comprehensive solution. This will further ease 
movement and provide a more attractive pedestrian 
environment, reducing the severance effect of the 
A30. The improved pedestrian environment may also 
encourage further walking and remove some vehicles 
from the local highway network. 

The implementation of an improved pedestrian 
environment could be supported by improvements to 
encourage walking and cycling from the surrounding 
residential areas such as along Higher Kingston linking 
to the hospital. The pedestrian environment would 
change the character of the road through the provision of 
narrower lane widths, increased tree planting, improved 
quality streetscape components in accordance with 
the public realm design guide, widened footways and 
new active building frontages. This would also aid with 
reducing vehicle speeds and allow drivers to recognise 
that they are not the only road users.

VIABILITY
The development on the Cattle Market site could 
facilitate potential improvements along the frontage 
of the site. The development could be designed to 
incorporate an active frontage and provide suitable 
through routes for pedestrians walking between the 
town centre and areas north of Reckleford. An improved 
active frontage and pedestrian environment would 
encourage pedestrian activity in this location and remove 
the need to travel by car for those living to the north 
of the town centre. The active frontage amendments 
could also facilitate development east of the Cattle 
Market by encouraging frontage development on these 
sites. The cost of implementing an improved pedestrian 
environment solution would vary dependent on the 
length of the improvements. Improvements could occur 
along the frontage of Cattle Market, could extend past 
the hospital site or continue past Wyndham Street linking 
to Sherborne Road. 

It may be possible to obtain contributions to the scheme 
from development along Reckleford through the CIL 
process. However, this scheme would need to be included 
within an updated SSDC Regulation 123 List.  It may be 
possible to obtain funding for this project through applying 
for SCC transport capital funding (where available). This 
could be coordinated with T3 as a comprehensive scheme. 
Funding could be applied for from central Government 
such as the local travel access fund to assist in delivery 
of the project as it is a comprehensive pedestrian 
improvement scheme.  It may also be possible to apply 
for LEP Growth Deal funding (possibly in coordination 
with a number of these transport projects) as these 
schemes will be facilitating the growth and regeneration 
of Yeovil Town Centre. 
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STEPS DESCRIPTION
1. Preliminary Design Commission and undertake preliminary design work and cross sections 

(including topographical surveys and Road Safety Audits, where required). 
2. Traffic Modelling Traffic Modelling to assess feasibility of amendments. This would be 

undertaken in conjunction with T2 and T3 if a comprehensive scheme is 
provided. It is anticipated that the modelling would be undertaken using a 
LinSig or Vissim network model, based on traffic flows from the Yeovil wide 
Saturn model. 

3. Funding Sources Consider and discuss appropriate funding sources (local travel access fund, 
LEP Growth Deal funding, SCC capital funding and/or inclusion in CIL)

4. Consultation Undertake Consultation on options / proposal (in conjunction with project 
T2 and T3 if a comprehensive scheme)

5. Detailed Design Undertake detailed design fully considering land conditions, utilities, 
drainage and other detailed design matters and fully incorporate 
consultation comments. Design work signed off by SCC who would be fully 
engaged in the design process. 

6. Construction Construct / implement improvements, including traffic management to 
minimise disruption to vehicle movements. 

NEXT STEPS
See following table.

EXAMPLE: A438 HEREFORD BEFORE

EXAMPLE: A438 HEREFORD AFTER © 2017 Google

© 2017 Google
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REVIEW OF CIRCULATION IN VICINITY OF MIDDLE ST/ WYNDHAM STT6

CONTEXT
This area provides convoluted routing to access Central 
Road. The merge / diverge section of Newton Road 
does not have appropriate road markings or signage 
to accommodate vehicles merging from both the east 
and the west simultaneously. Changes to the traffic 
management have been considered in this location, 
however in order to maintain access to Newton Road 
and Ivel Court for movements from all directions, the 
existing clockwise circulation is considered the most 
appropriate and no changes have been suggested. 

There are pedestrian crossings provided at the intersection 
of Wyndham Street / Sherborne Road. However, these are 
of poor quality do not provide an attractive environment 
for facilitating pedestrian movements. South Western 
Terrace has recently been upgraded to accommodate 
a cycle route and a provides an attractive pedestrian 
route as the width of the carriageway has been reduced. 
This is a good example of the positive changes to the 
highway network which can influence pedestrian and 
cyclist movements and provide an active frontage and 
a sense of place. 

OPPORTUNITY
The projects in this location have been separated into 
two distinct and separate projects. The first considers 
the circulation and pedestrian movements in the vicinity 
of the Middle Street / Wyndham Street / Newton Road 
junction and the improvements. The second considers 
the linked project with T2b, considering the closure of 
the Reckleford / Wyndham Street junction in conjunction 
with a new junction on Market Street. 

T6a: Circulation in vicinity of Middle Street/ Wyndham 
Street
There is the opportunity to provide an improved 
pedestrian crossing and environment in this area through 
the reallocation of road space to increase the width of 
footways and/or formalising parking. This will encourage 
pedestrian movements in this area linking to Middle 
Street and the town centre. This would overlap with 
the redevelopment of Glovers Walk and the bus station 
which will further improve the pedestrian environment 
and crossings in this location.  

T6b: Closure of Wyndham Street / Reckleford
As part of the implementation of a new all movements 
junction at Market Street, the junction of Wyndham Street 
and Reckleford could be closed to reduce the number of 
signals along Reckleford and reduce the impact of this 
junction on queuing and delay along Sherborne Road. 

Wyndham Street could be diverted to Earle Street and 
all vehicles diverted via this route, or via Newton Road 
/ South Western Terrace as currently occurs. A turning 
head could be provided instead on Wyndham Street so 
it can accommodate turning movements from refuse 
vehicles. 

The closure of the Wyndham Street junction will reduce 
vehicle movements along Middle Street and Newton Road 
in this area, and this has been shown within the traffic 
model. As such, this will have a benefit for pedestrians 
in this area. In addition, there will be significantly less 
right turning movements from South Western Terrace to 
Middle Street and this should provide an improvement 
in the efficiency of the signals at this location. 

The central traffic island could be removed or amended 
and the junction changed at this location if there is a 
reduction in traffic flows and a significant reduction 
in flows using Wyndham Street. This will enhance 
and improve the character of this area, and could be 
provided in conjunction with pedestrian improvements 
or reallocation of space in this area. 

VIABILITY
Development on the Cattle Market site and/or at the 
bus station and Glovers Walk (and others within the 
vicinity) may assist with delivery of this junction (i.e. 
S106 / S278) as improvements may be required to 
deliver appropriate access and reduce the impact of 
these sites on the highway network. It may be possible 
to obtain funding for this project through applying for 
SCC transport capital funding (where available). This 
could be coordinated with all other projects in the T1 
Access Strategy as a comprehensive scheme. It may 
also be possible to apply for LEP Growth Deal funding 
(possibly in coordination with a number of these transport 
projects) as these schemes will be facilitating the growth 
and regeneration of Yeovil Town Centre.

SOUTH WESTERN TERRACE
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T6b: Closure of Wyndham Street / Reckleford

Project T6a could be implemented in stages, for example 
formalised parking and planting could be undertaken 
separately to any amendments to the central pedestrian 
refuge island. However, if brought forwards together with 
T6b, there is the potential for a more comprehensive 
improvement to assist with pedestrian movement and 
the appearance of the street. 

STEPS DESCRIPTION
1. Preliminary Design Commission and undertake preliminary design work (including 

topographical surveys and Road Safety Audits, where required). This may 
also include a strategy for formalising parking in this area and improving 
the pedestrian environment.

2. Funding Sources Consider and discuss appropriate funding sources and/or developer 
contributions. 

3. Consultation Undertake Consultation on options / proposal. This could be undertaken 
with or after the T6b scheme.

4. Detailed Design Undertake detailed design fully considering land conditions, utilities, 
drainage and other detailed design matters and fully incorporate 
consultation comments. Design work signed off by SCC. 

5. Construction Construct / implement improvements, including traffic management to 
minimise disruption to vehicle movements. 

STEPS DESCRIPTION
1. Preliminary Design Commission and undertake preliminary design work (including 

topographical surveys and Road Safety Audits, where required). 
2. Funding Sources Consider and discuss appropriate funding sources and/or developer 

contributions. This scheme could potentially be linked to the 
redevelopment of the Cattlemarket and/or Glovers Walk / Bus Station 
schemes. 

3. Traffic Modelling Traffic Modelling to assess feasibility of junction amendments. This would 
be undertaken in conjunction with all other projects in the T1 Access 
Strategy  if a comprehensive scheme is provided. It is anticipated that the 
modelling would be undertaken using a LinSig or Vissim network model, 
based on traffic flows from the Yeovil wide Saturn model. 

4. Consultation Undertake Consultation on options / proposal (in conjunction with 
projects T1, T3, T4 and T5 if a comprehensive scheme). This may also be 
undertaken with T6a. 

5. Detailed Design Undertake detailed design fully considering land conditions, utilities, 
drainage and other detailed design matters and fully incorporate 
consultation comments. Design work signed off by SCC. 

6. Construction Construct / implement improvements, including traffic management to 
minimise disruption to vehicle movements. 

7. Review and Monitoring Review and monitor signal timings and adjust to maximise efficiencies 

The funding for T6a could also be applied for from 
central Government such as the local travel access fund 
to assist in delivery of pedestrian improvements. This 
may form part of a wider funding application as part of 
the walking and cycling strategy throughout the town 
(Project T10) and therefore included in bids for funds 
for other projects.   

NEXT STEPS
T6a: Circulation in vicinity of Middle Street/ Wyndham 
Street
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CREATION OF BUS STREET/S

CONTEXT
The bus station is currently underutilised with a large 
number of unoccupied parking spaces on the site. It 
also provides a barrier for pedestrian movement and 
discourages crossing movements from areas to the east 
into the Town Centre, therefore providing somewhat 
of a severance effect as well as an unsightly welcome 
into the town. Buses have fairly convoluted routes from 
the A30 and around the Town Centre to access the bus 
station. The relocation of the bus station and/or the 
provision of bus streets would facilitate improvements to 
pedestrian movements as well as a more comprehensive 
redevelopment of the Glovers Walk area. 

Currently the bus station has five stops and nine bays 
plus seven layovers at the rear of the station. It is possible 
to reduce the number of bays, and initial discussions 
have indicated that 8 to 9 bays would be required to 
accommodate the existing services as long as layover 
can be accommodated elsewhere. The coach operators 
would also need consideration. The provision of welfare 
facilities for drivers and coach passengers would also 
need to be considered.

OPPORTUNITY
There are a number of locations which could potentially 
be used for bus streets. These include Central Road, 
Market Street, the new link road (Project T2b) and with 
the redevelopment of Glovers Walk / the bus station, 
the eastern end of Middle Street. The provision of two 
or three ‘bus streets’ should be able to accommodate 
the majority of services without significant diversions 
to existing services. A bus street would typically provide 
a bus lane and a number of stops in a row. Although a 
bus lane is not absolutely essential, this would improve 
the access to and from stops and minimise delays for 
buses. Examples of a bus street in Cardiff City Centre 
are shown in the photos. 

The relocation of the bus station and provision of bus 
streets would facilitate re-development, including the 
bus station and Glovers Walk and enable improved 
pedestrian routing along and across Central Road. This 
would improve access to the town for pedestrians, 
particularly in conjunction with potential Reckleford 
pedestrian enhancements.

There may be a potential for utilising less well used car 
parks further from the town centre for layover bus and 
coach parking, albeit the impact on operations would 
need to be carefully considered.

T7

VIABILITY
The setting of the bus street at the rear of the Quedam car 
park could be unappealing and potential improvements 
to the look and feel of Central Road may be required. 
There is also the consideration of interchanging between 
services to ensure bus streets are usable for passengers 
and acceptable for bus operators. Ideally a bus street will 
provide a sense of arrival into Yeovil and the provision of a 
bus street on Central Road adjacent to the Quedam multi-
storey may not be attractive. On this basis, significant 
improvements to the setting of this street or a realignment 
of Central Road to increase pedestrian space may be 
required. The cost of providing improvements would 
vary dependent on the extent of highway works and 
whether the provision of bus shelters, raised kerbing 
and bus stop markings would be technically acceptable. 

The funding for delivering these improvements could 
be tied in with T2 in relation to applying for LEP Growth 
Fund and SCC Capital Funding.

EXAMPLE OF A BUS STREET IN CARDIFF
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STEPS DESCRIPTION
1. Bus Operator 

Engagement
Co-ordination would be required with the principal operators of bus 
services in the town and early engagement with the operators would be 
essential. 

2. Bus Station Relocation 
Study

A separate bus station relocation study would be required. This would fully 
consider routes, times, layovers, welfare facilities, technical details of stops 
and streets (initial feasibility design), interchanges, operator requirements, 
access to the town centre and sense of place / arrival. This would include 
the engagement with public transport and coach operators. 

3. Funding Sources Consider and discuss appropriate funding sources (i.e. LEP Growth Fund, 
SCC Capital Funding) and/or feasibility of operator contributions 

4. Development Brief The relocation of the bus station and feasibility of providing bus streets 
would be set out within a Development Brief for the Bus Station / Glovers 
Walk/ Lower Middle street area. 

5. Detailed Design Detailed design work of bus streets would be required to follow on from 
the relocation study and Development Brief. This would fully consider 
the technical aspects of relocation and include land conditions, utilities, 
drainage etc incorporating consultation comments. Full engagement with 
the highway authority would be required throughout this process. 

NEXT STEPS
See table below.

EXAMPLE OF A BUS STREET IN CARDIFF
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CLOSURE OF SOUTH STREET / STARS LANE TO THROUGH TRAFFIC

CONTEXT
There is the potential to close the through route between 
Stars Lane and South Street and improve the pedestrian 
environment linking the south of the Town Centre at 
Middle Street with areas to the south, the Country Park 
and the Stars Lane car park. The Stars Lane car park could 
potentially be accessed from the south via Summer House 
Terrace and this could enable some road space reallocation 
for pedestrians. A zebra crossing is provided within the 
vicinity of Stars Lane, this is of poor quality and vehicles 
park on restricted yellow lines along Stars Lane which 
impacts upon the pedestrian route between Stars Lane 
car park and the town centre. The attractiveness of this 
as a route and the linkage between the country park, 
cycling routes and Yeo Leisure Park could be improved 
significantly through changes in this location. 

The project has been split into two sections, firstly to 
cover the closure of the through route from Stars Lane 
to South Street and secondly to relocate the Stars Lane 
car park access and provide the subsequent pedestrian 
improvements. 

OPPORTUNITY
T8a: Closure of South Street / Stars Lane to through traffic

The closure of South Street / Stars Lane to through 
vehicle movements will enable carriageway space to be 
reallocated for walking and cycling within the vicinity of 
the existing pedestrian crossing and everywhere north 
of the Stars Lane car park access. This would improve 
the pedestrian environment in this location and improve 
safety for pedestrians walking between the Stars Lane 
car park and the town centre. Way-finding improvements 
should also support access to the Country Park.

Amendments would be required to the South Street 
/ Addlewell Lane junction to accommodate two-way 
vehicle movements along South Street. The preferred 
enforcement method of the highway authority would 
be to use signage, road markings and cameras as these 
have a much lower maintenance cost than a retractable 
bollard. Access would still be available to properties 
and for servicing / deliveries to Middle Street (although 
restrictions to servicing times would need to be applied). 
A town centre servicing strategy would likely be required 
to enable suitable servicing and delivery movements to 
support the high street. 

There are is shared surfacing and pedestrianisation within 
Yeovil already so this is already in place and operating 
successfully within the town centre. 

T8

T8b: Relocation of Stars Lane Car Park access and changes 
to signals / right turn lane

A new access from Summer House Terrace can be 
provided to the Stars Lane car park, this would require 
a right turn lane on Summer House Terrace. This would 
therefore require amendments to the lane configuration 
and signal timings at the signal controlled junction of Stars 
Lane / Summer House Terrace. This would enable all of 
Stars Lane to have an amended alignment to reallocate 
space for leisure use or development and potentially 
enable some active frontage development along Stars 
Lane itself. Due to the lower traffic flows along Stars 
Lane the reallocation of space for pedestrians should 
be acceptable and will allow all vehicle movements to 
be accommodated appropriately. For example, only one 
lane will be required to exit the junction rather than 
separate in and out lanes. 

The provision of T8b would enable a much-improved 
linkage all the way from Old Station Way through to 
the town centre, potentially incorporating a cycle route 
linking to the key route south of the town centre. This 
route links to the Country Park and Yeovil Pen Mill Rail 
Station and therefore could facilitate a continuous cycling 
route linking the town centre and rail station. 

There may also be the opportunity to provide another 
pedestrian crossing within the vicinity of the new access 
junction providing a further linkage through to the country 
park. This could be combined with a re-configuration of 
Stars Lane car park to provide a direct pedestrian route 
to Stars Lane.  

VIABILITY
It may be possible to obtain contributions to Project T8a 
from development at Box Factory, South Street and Stars 
Lane through the CIL process. It could also be possible 
to obtain contributions via S106 / S278, albeit it would 
be more difficult to justify that this improvement is 
reasonable and required to deliver these sites. 

It may be possible to obtain funding for this project 
through applying for SCC transport capital funding 
(where available). This could be coordinated with T8b as 
a comprehensive scheme. Funding could be applied for 
from central Government such as the local travel access 
fund to assist in delivery of the project as the combined 
T8a and T8b projects provide a comprehensive pedestrian 
improvement scheme.  It may also be possible to apply 
for LEP Growth Deal funding (possibly in coordination 



81YEOVIL TOWN CENTRE REFRESH

with a number of these transport projects) as these 
schemes will be facilitating the growth and regeneration 
of Yeovil Town Centre. 

Project T8b could be linked to the redevelopment of the 
Stars Lane frontage development (i.e. S106/S278) as the 
relocation of the access, changes to the car park layout 
and existing signal controlled junction are required to 
develop the site. The amendments are all within the 
adopted highway or within SSDC ownership and should 
therefore be deliverable.

NEXT STEPS 

T8b: Relocation of Stars Lane Car Park access and changes to signals / right turn lane

STEPS DESCRIPTION
1. Preliminary Design Commission and undertake preliminary design work (including 

topographical surveys and Road Safety Audits, where required). 
2. Funding Sources Consider and discuss appropriate funding sources (LEP Growth Fund, SCC 

Capital Funding) and/or developer contributions (S106 / S278).
3. Traffic Modelling Traffic Modelling to assess feasibility of junction amendments at Stars Lane 

/ Summer House Terrace and the revised access arrangements to the Stars 
Lane car park. It is anticipated that the modelling would be undertaken 
using a LinSig model, based on traffic flows from the Yeovil wide Saturn 
model or a turning count traffic survey.

4. Consultation Undertake Consultation on options / proposal (with or following the T8a 
scheme)

5. Detailed Design Undertake detailed design fully considering land conditions, utilities, 
drainage and other detailed design matters and fully incorporate 
consultation comments. Design work signed off by SCC. Refer to public 
realm design guide.

6. Construction Construct / implement improvements, including traffic management to 
minimise disruption to vehicle movements. 

7. Review and Monitoring Review and monitor signal timings and adjust to maximise efficiencies 

STEPS DESCRIPTION
1. Preliminary Design Commission and undertake preliminary design work (including 

topographical surveys and Road Safety Audits, where required). 
2. Funding Sources Consider and discuss appropriate funding sources (local travel access fund, 

LEP Growth Deal funding, SCC capital funding and/or inclusion in CIL)
3. Consultation Undertake Consultation on options / proposal (with or without the T8 

Regulation Order.
4. Detailed Design Undertake detailed design fully considering land conditions, utilities, 

drainage and other detailed design matters and fully incorporate 
consultation comments. Design work signed off by SCC. Refer to public 
realm design guide.

5. Construction Construct / implement improvements

T8a: Closure of South Street / Stars Lane to through traffic

EXAMPLE OF EXISTING SHARED SURFACE AT HENDFORD
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RATIONALISED CAR PARKING STRATEGY AND ASSOCIATED SIGNAGET9

CONTEXT
Based on Hydrock’s analysis of car park utilisation and 
revenue, the most utilised and highest revenue generating 
car park, per space, is Peter’s Street car park. The 
remaining top five performing car parks are the three 
car parks in and around the Cattle Market site (North 
Lane, Court Ash and Market Street) and Stars Lane. It 
is clear that these car parks perform a key role in Yeovil 
Town Centre and on this basis, the re-development of 
these sites would need to fully consider the impact of 
the loss of these spaces and ensure suitable alternatives 
are provided.  The analysis also showed the five car parks 
which are of least importance in relation to utilisation and 
revenue are the Box Factory, Huish, Earle Street, South 
Street and West Hendford. The redevelopment of the 
South Street and the Box Factory sites would facilitate 
the improvements as set out in T8 which would provide 
a wider benefit to pedestrian and cyclist movements 
and the connectivity of the town centre. 

A strategic car parks plan, based on usage and revenue, 
is shown on a plan of Yeovil. This shows the green car 
parks which are strategically the most important and 
red which are strategically the least important. The West 
Hendford car park has been stated as unattractive and 
a security issue from discussions with stakeholders in 
Yeovil. As such, improvements to this car park such as 
lighting, security and attractiveness could assist with 
encouraging its use. The Earle Street car park is also 
underutilised and as such the implementation of Project 
T2b will not have a significant impact on parking. The 
Huish car park could also have improved utilisation, with 
some spare capacity noted. 

There are examples of cluttered signage around Yeovil 
which make it difficult or of limited use for navigation 
around the town. The consolidation of signage and 
making these clearer and simpler may assist with reducing 
circulating vehicle flows around the town. In addition, 
there is some electronic signage, albeit this needs to 
ensure that it is correct to ensure it is utilised properly. 

OPPORTUNITY
Rationalising car parking through developing on some 
of the car parks of less importance would require 
consideration of the role of each of the car parks across 
the town. Car parking management and the charging 
structure would need to be carefully considered, for 
example to discourage parking for commuters whilst 
prioritising shoppers. This way some traffic movements 
to and from the town centre in the peak hours could 
be more easily controlled as commuter parking could 
be concentrated to the outer car parks. Any changes to 
charges would need to ensure that it is robust to ensure 
that revenue for SSDC is maintained.  Any amendments 
would relate to the charging structure, the duration of 
parking in relation to the usage and would also need to 
engender a feeling of fairness from users.

The rationalisation of parking through development on 
strategically less important car parks and/or re-providing 
a number of car parks with one multi-story (for example 
on Cattle Market) could reduce the choice of car parks 
for users and potentially reduce vehicle movements 
circulating within the town. 

There is the potential for providing clear signage and a 
function for each car park (e.g. retail, leisure, commuting 
or coloured zones) and providing improved co-ordination 
with private car parks. 

A Car Parking Management Strategy would also allow for 
one-off major events and having a major events strategy 
(possibly utilising car parks further from the town centre). 
It would also set out improvements required to quality 
and safety of existing car parks to encourage their use 
(West Hendford) and facilitate the development of other 
car parks close by (such as The Market). 

VIABILITY
The implementation of a Car Parking Strategy which sets 
out a charging structure and function for car parks is 
considered to be vital for the delivery of improvements 
within the town. Funding could be applied for from 
central Government such as the local travel access fund 
to assist in delivery of the strategy. Any strategy would 
need to fully engage with local businesses, community 
groups and the general public and ensure that short-term 
parking and disabled parking provision is maintained 
across the town. 

STARS LANE CAR PARK
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STEPS DESCRIPTION
1. Town Centre Car Parking 

Strategy
Produce detailed Town Centre Car Parking Strategy considering existing 
overview analysis undertaken as part of the Yeovil Refresh project. This 
would include the following inputs:

• Undertake consultation
• Incorporate signage strategy and car park ‘branding’ strategy
• Consider pricing strategy and impact on vehicle movements into town
• Set out improvements required to car parks (i.e. West Hendford) to ensure 

any loss of spaces is fully considered
• Consider one-off events

2. Implement Proposals Implement the proposals suggested within the strategy
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WALKING AND CYCLING STRATEGYT10

CONTEXT
A walking and cycling strategy should be produced for 
the town centre to set out preferred routes, crossing 
locations, cycle routes and improvements and provide 
details of cycle parking. In particular, the town centre 
has a lack of cycle links and parking and there is the 
potential to improve this and locate parking appropriately 
through this strategic document. 

OPPORTUNITY
The Strategy will help tie together the transport projects 
and ensure that there is a comprehensive strategy of 
new and upgraded routes and crossings. This will identify 
where existing routes could be improved for safety and 
usability. This will tie in with the specific projects for 
improved crossings, pedestrianisation and signage and 
provide a clear steer and direction. The strategy would 
then present a town centre walking and cycling map 
and indicate the proposed new routes which would be 
forthcoming as part of Projects T1. 

The report would identify the existing key pedestrian 
and cycling access routes into the town centre. For 
reference, the location of the key pedestrian access 
points to the town centre are shown on a plan of Yeovil 
on the following page. 

VIABILITY
The production of this report would provide an overarching 
document for delivering the pedestrian and cycle 
improvements suggested in T1. The detailed design 
of schemes is therefore set out within each individual 
transport project. Funding could be applied for from 
central Government such as the local travel access fund 
to assist in delivery of the strategy. 

NEXT STEPS
See table below.

STEPS DESCRIPTION
1. Walking and Cycling 

Strategy
Produce detailed Walking and Cycling Strategy considering existing 
overview analysis undertaken as part of the Yeovil Refresh project. This 
would include the following inputs:

• Undertake Consultation
• Look at potential funding sources such as local travel access fund
• Incorporate pedestrian signage strategy
• Consider key existing routes and those which could be delivered as part 

of Yeovil Refresh (the proposed routes)
2. Implement Proposals Implement the proposals suggested within the strategy
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IMPROVED PEDESTRIAN WAY-FINDING

CONTEXT
There are a number of wayfinding signs around the Town 
Centre which direct pedestrians to areas of interest. 
Although these are situated around the town, these could 
be improved to include mapping and walking times. This 
could be tied into improved and new pedestrian routes 
and enhanced pedestrianisation delivered by the other 
projects within this strategy. 

OPPORTUNITY
There are examples of pedestrian signage in Yeovil, 
these could be improved and enhanced with maps and 
further signage to encourage and facilitate pedestrian 
movement. In particular, this would be required as part 
of the provision of the other transport projects within 
this strategy. 

VIABILITY
Improved or enhanced signage could be implemented 
as part of the walking and cycling strategy (T10). The 
signage could be reviewed and updated, as and when 
new routes and development come forwards. Once 
routes have been improved (for example Stars Lane) 
this could be signposted as a key route to the Yeo Valley 
Leisure Park and the Yeovil Pen Mill Rail Station. 

NEXT STEPS
See table below.

T11

STEPS DESCRIPTION
1. Pedestrian Signage Study Undertake detailed pedestrian study looking at locations for potential 

wayfaring signage and improved routes. This could be included within the 
pedestrian and cycle strategy in T10 or could be a separate study.

2. Implement Proposals Implement proposals, improved signage and routes
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Our analysis set out in preceding sections has developed 
a programme of suggested projects to enhance public 
realm and spaces, enrich the mix of town centre uses 
and also improve vehicular and pedestrian movement.

This section describes a strategy for delivering the 
programme of interventions. Against a backdrop of a 
lack of delivery of a number of prominent town centre 
sites since the original Yeovil Vision, the strategy gives 
strong emphasis to a number of quick wins that will 
help to embed the new Yeovil Vision. Delivery of quick 
wins will clearly illustrate the Council’s intent to radically 
enhance Yeovil town centre. 

In parallel we identify a number of transformational 
projects. We advocate that those in Council control 
should be prioritised for early delivery to demonstrate 
a rapid step change. These projects are high profile and 
visible, important to demonstrate progress and win 
hearts and minds. Equally delivery of these projects 
will transform the town centre environment and help 
generate overall confidence, thereby encouraging other 
important projects in third party control to be advanced. 
Other projects requiring third party cooperation and 
investment are essential but are recognised as requiring 
more time to unlock. 

Therefore, we advocate a clear focus on projects the 
Council can deliver quickly to embed the priorities set out 
in the Vision. This will help prioritise and phase activity 
given finite resources and funding. The overall objective 
is to establish long term, sustainable improvement for 
Yeovil. To achieve this our recommendation is a five-year 
strategy to enable both quick wins and transformational 
projects. Progress should be reviewed regularly, and be 
responsive to opportunities as they arise.  

The actions are organised into a sequence that can build 
momentum and be reviewed again in five years. 

As above we consider it is important to identify and 
implement a series of quick win projects. These are 
initiatives within the Council’s control which embed the 
Vision, build confidence in a new and proactive approach 
to transform the town centre, and also underpin a 
number of other proposed projects. 

6) DELIVERY STRATEGY
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These include:

• Access Strategy (Transport Project T1) - This would 
form the overarching document for developing 
and testing transport interventions for access 
by all modes into Yeovil. This would expand on 
the concepts outlined within this project and 
provide a more detailed analysis and technical 
design work.

• Car Parking Strategy (Transport Project T9) – the 
ability to rationalise the existing dispersed town 
centre car parks (and unlock appropriate new 
development) whilst benefiting from associated 
access, legibility and wayfinding improvements. 
This strategy is essential to establish an optimal 
car park solution for Yeovil and in turn underpins a 
number of other projects. It should be progressed 
immediately.

• Walking and Cycling Strategy including Wayfinding 
(Transport Project T10 and T11) – enhanced 
pedestrian access and legibility is very important to 
the Vision. It will help drive footfall and pedestrian 
movement across the town centre whilst better 
linking different projects together. Again, this 
should be progressed now (perhaps in conjunction 
with T8).

• Bus Station Relocation Study (forms part of 
Transport Project T7) – a strategic study of the 
technical feasibility for accommodating buses 
elsewhere is essential to understand the potential 
for redeveloping the existing bus station, which 
links to Glovers Walk. This project should be 
progressed now to help inform the emerging 
development strategy for this opportunity area.  

• Design Guide for Public Realm (Public Realm 
Project P6) – our work has emphasised the 
importance of improved public realm and spaces 
for the town centre. The majority of improvements 
will be Council led although some will be advanced 
by the private sector as part of development 
proposals. Therefore, it is very important as an 
early action to prepare a design guide to ensure 
quality and consistency across all public realm 
projects. This guide could potentially be expanded 
to include public art and lighting.

• Sketch design, feasibility study and public realm 
design and implementation advice for The Borough 
and The Bandstand (Public Realm Projects P1 and 
P2) – our analysis has consistently highlighted the 
importance of The Borough and The Bandstand 
as the two main public spaces in the town centre, 
both offering the potential for transformational 
change. We consider that it would be very positive 
to advance the feasibility and design of these 
projects as an early action. This would provide 
the foundation to bring them forward quickly and 
underpin a case for funding (for example via CIL 
or a revolving town centre regeneration fund). 
They may also be potential to link in particular 
The Bandstand to the development of adjacent 
sites and as such more detailed analysis would 
be timely.

• Commercially led masterplan and brief for Box 
Factory, South Street and Stars Lane (plus relevant 
adjacent ownerships as appropriate) including 
detailed market testing (Development Project 
D1 and D2) – we consider that redevelopment of 
Box Factory, South Street and part of Stars Lane 
is the most deliverable development project with 
the potential to achieve a number of the vision 
objectives. Box Factory/South Street are the least 
strategically important car parks in the town 
centre and are owned by the Council. Therefore, 
we would advocate commencing a commercially 
led masterplan of this area. This would include 
dialogue with adjacent owners and developer/
occupier soft market testing. Once in place this 
would provide a platform to bring forward the 
redevelopment of Box Factory/South Street as 
a first phase, whilst providing clear direction for 
both future phases and adjacent landowners. 
It would also consider linkages to an improved 
Bandstand.

• Preliminary design work for closure of South 
Street/Stars Lane to through traffic (Transport 
Project T8 – in parallel to the above we advocate 
preliminary design work and associated feasibility 
assessment of closing South Street and Stars 
Lane to through traffic. This has the potential to 
greatly enhance development at Box Factory, 
South Street and Stars Lane. In practise this could 
be commissioned as part of the masterplan.

QUICK WINS
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• Business case for Council/One Public Estate 
workspace project along Petters Way and market 
testing of other business demand (Development 
Project D5) – our work advocates that Market 
Street car park has significant potential to house 
a new high-quality office facility for Yeovil. This 
would help underpin the Petters Way area as the 
civic heart of the town centre. We also conclude 
that due to viability challenges this will not be 
delivered by the private sector in isolation, and as 
such the Council will need to take the lead. The 
first question to answer is whether the Council 
and/or other public partners have a requirement 
for new workspace in the town centre. Being a 
transformational project on Council owned land 
we therefore advocate that the Council prepare 
an assessment/business case to seek an answer 
to this question as soon as possible. In parallel 
market testing should be pursued to understand 
the demand for new build office, co-working and 
hub facilities from business.

• Preliminary design work for new Reckleford 
crossing at Cattle Market and improved pedestrian 
environment (Transport Project T3 and T5) – 
improving the environment along Reckleford 
including a safe crossing has been consistently 
identified as a key priority which will achieve a 
number of Vision objectives. In addition, the 
ability to dovetail any proposed development on 
the Cattle Market with an aspiration for a new 
Reckleford crossing and improved environment is 
very important. Therefore, we consider that the 
Council should advance the preliminary design 
work, so it can both correspond and cooperate 
with private sector schemes in the vicinity, as 
well as help inform a business case and potential 
funding streams for these works.

COUNCIL LED TRANSFORMATIONAL PROJECTS 
AND OTHER STRATEGIC ENABLING ACTIVITY

As set out we consider that the Vision and Delivery Strategy 
need to develop momentum swiftly to help overcome a 
recent lack of progress and build widespread confidence 
in a step change for the town centre. Therefore, we 
advocate that transformational projects in the Council’s 
control are advanced as priority interventions and 
ideally within 3 years. To achieve this will require a very 
proactive and commercial approach by the Council. In 
addition, there are a range of studies and assessments 
which should be advanced to help guide development/
investment activity including transformational projects 
in third party ownership.

These are set out below:

• The Borough (Public Realm Project P1) – a 
transformational project to provide a powerful 
and iconic identity for the town and become an 
important focus for public life and civic activity 
helping to transform the perception of Yeovil as 
a place to visit and spend time. The preparation 
for delivery to be undertaken in Year 1. This would 
be followed by detailed design, procurement and 
implementation. 

• The Bandstand (Public Realm Project P2) – a 
transformational project to provide a safe, 
attractive, welcoming space with facilities to 
accommodate a variety of events. It would be 
integral to and act as a catalyst for the wider 
regeneration of the eastern end of town. The 
preparation for delivery to be undertaken in Year 
1. This would be followed by detailed design, 
procurement and implementation. Potential to 
link to a project to bring forward the delivery of 
Box Factory/South Street.

• Cattle Market, Court Ash and North Lane Car 
Parks (Development Project D4) – in parallel to 
working with potential developers to help unlock 
barriers to delivery on the Cattle Market, prepare 
a strategic assessment of the case for the Council 
bringing one or both of Court Ash or North Lane 
car parks forward for development. 

SHORT TERM 
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• Box Factory/South Street Car Parks (Development 
Project D1) – a transformational project to bring 
forward residential led development of a high-
profile town centre site. Guided by an overall 
masterplan for the area completed in Year 1, the 
Council will procure appropriate development of 
this site. The delivery route to be agreed but given 
that there is market appetite and a supporting 
masterplan the Council may dispose of to the 
private sector via for example a development 
agreement.

• Stars Lane (Development Project D2) – a 
transformational project to unlock appropriate 
development and radically enhance the route 
and streetscape from The Bandstand towards the 
Country Park. Guided by an overall masterplan 
for the area completed in Year 1, the Council 
will procure appropriate development of this 
site. The delivery route will be influenced by 
market testing. For example, a leisure/food & 
beverage occupier could potentially create an 
income stream for the Council (subject to further 
testing). Equally the Council may link the delivery 
approach for D1 and D2.

• Closure of South Street / Stars Lane to Through 
Traffic (Transport Project T8a and T8b) – a 
transformational project to enhance the 
development potential of adjacent sites and 
greatly improve the sense of place in this location. 
The preparation for delivery to be undertaken in 
Year 1. This would be followed by detailed design, 
procurement and implementation. Again, the 
Council may link this in part or whole to D1 and D2.

• Petters Way (Development Project D5) – a 
transformational project most appropriate 
for workspace which will greatly reinforce the 
character of this area as a civic and workspace 
hub. Following detailed market testing completed 
in Year 1 implementation will follow. The delivery 
route will need to be tested via options analysis/
business case although is likely to need to be led 
and underpinned by the public sector. Delivery 
to include public realm enhancements along 
Petters Way.

Subject to resources we further consider that the Council 
should also advance a number of strategic enabling 
activities in the short term. These will underpin a further 
series of interventions and transformational projects as 
summarised below:

• Sketch design, feasibility study and implementation 
advice for High Street, Middle Street and 
Westminster Street, Middle Street East and the 
Wyndham Street area (Public Realm Projects 
P3, P4 and P5) – completion of this work will 
provide a sketch design for all proposed public 
realm interventions. This will allow the Council to 
swiftly react to funding and delivery opportunities 
to implement phased improvements e.g. where 
comprehensive redevelopment of Glovers Walk 
comes forward. This will require highways input 
to review circulation in vicinity of Middle Street/
Wyndham Street (Transport Project T6). 

• Bus Station/Glovers Walk (Development Project 
D3) - prepare an option and feasibility assessment 
of the Council unlocking this major regeneration 
scheme. Also consider the case for a masterplan/
development brief to guide developer/investor 
activity. The strategy for redevelopment of this 
area would be informed by the bus station 
relocation study. 

• New Junction at Market Street / Reckleford, new 
link through Earle Street Car Park and closure of the 
Wyndham Street / Reckleford junction (Transport 
Project T2 and T6) – feasibility and preliminary 
design work to understand the strategic case 
and deliverability of a radical change to vehicle 
circulation and movements in this area. This will 
also inform development proposals and the access 
strategies on sites in the vicinity including Cattle 
Market, Quedam Extension and the Bus Station/
Glovers Walk. This will help inform a number of 
transformational projects in third party control.
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MEDIUM TERM

THIRD PARTY OWNED TRANSFORMATIONAL 
PROJECTS AND WIDER INITIATIVES

• High Street, Middle Street and Westminster Street, 
Middle Street East and the Wyndham Street area 
(Public Realm Projects P3, P4 and P5) - Following 
delivery of The Borough and The Bandstand 
phased delivery of High Street, Middle Street 
and Westminster Street, Middle Street East and 
the Wyndham Street area; this completing the 
public realm initiatives underpinning the Vision.

• Cattle Market, Court Ash and North Lane Car 
Parks (Development Project D4) – supporting 
appropriate development on the Cattle Market, 
and release of Court Ash and/or North Lane Car 
Parks for residential led development. Where 
delivery of the Cattle Market via the private 
sector fails to materialise, the Council should 
investigate its options available for a more 
proactive intervention.

• Bus Station/Glovers Walk (Development Project 
D3) – supporting appropriate development in 
this opportunity area. Where delivery of this 
opportunity area via the private sector fails to 
materialise, the Council should investigate its 
options available for a more proactive intervention.

• New Junction at Market Street / Reckleford, new 
link through Earle Street Car Park and closure 
of the Wyndham Street / Reckleford junction 
(Transport Project T4, T5 and T10b) – appropriate/
phased implementation following feasibility and 
preliminary design work.

• Creation of Bus Street/s on Central Way (Transport 
Project T6) - appropriate/phased implementation 
following feasibility and preliminary design work.

• New Queensway Crossing at Queensway Place / 
Huish (Transport Project T2) - this improvement 
would encourage walking and cycling from the 
west of the town centre and increase the use of 
Huish car park, which is currently under-utilised, 
freeing up some capacity within the central town 
centre car parks. Commission and undertake 
preliminary design work and associated feasibility.

• Former Ski Centre (Development Project D6) - 
considered to have some potential for a recreation/
community based use, to help strengthen the 
Country Park’s role as a vibrant recreation and 
community destination. Dialogue should continue 
between the town and district councils to assess 
any emerging and viable opportunities for the site. 
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SUGGESTED PROJECTS TIMELINE

YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5

P1 PUBLIC REALM DESIGN GUIDE

T1 TOWN CENTRE ACCESS STRATEGY

T9 CAR PARKING STRATEGY AND 
ASSOCIATED SIGNAGE

T10 WALKING AND CYCLING STRATEGY

T11 IMPROVED PEDESTRIAN WAY-
FINDING

D1 BOX FACTORY AND SOUTH STREET 
CAR PARK

P3 THE BANDSTAND

D2 STARS LANE

D5 PETTERS WAY

P2 THE BOROUGH

P4 WESTMINSTER STREET, HIGH 
STREET, MIDDLE STREET

D4 CATTLE MARKET (COURT ASH AND 
NORTH LANE CAR PARKS)

D3 BUS STATION / GLOVERS WALK 

P5 MIDDLE STREET EAST

P6 WYNDHAM STREET AREA

D6 FORMER SKI CENTRE

FEASIBILITY / DESIGN

IMPLEMENTATION
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ROLE OF THE COUNCIL FUNDING 

In the current financial climate accessing funding to 
unlock transformational regeneration is challenging. 
In parallel local authorities are under pressure to 
sweat their property assets or otherwise participate in 
property initiatives which ideally can both create an on-
going revenue stream and underpin their regeneration 
ambitions.

Enabling the transformational improvement of Yeovil 
Town Centre by pursuing the three-pronged strategy set 
out as part of this commission is an important stated 
priority for the Council. It will require Cabinet sponsorship, 
senior Director responsibility and dedicated programme 
management and project officer resource to implement. 

The Delivery Strategy requires a commitment to lead a 
number of the priority interventions and investigation 
of all sources of potential funding including:

• A revolving town centre regeneration fund. For 
example, where value released from the sale 
of town centre Council assets, or additional 
rating income generated via new town centre 
development, is ring fenced to fund priority town 
centre regeneration projects (e.g. public realm 
and associated highways/pedestrianisation). 
Without a dedicated fund or other grant sources 
it is difficult to see how a number of the individual 
projects could be advanced in isolation

• Other public-sector funding. For example, a key 
component of the Vision is delivering additional 
town centre living. Strategic discussion should 
be conducted with Homes England to determine 
whether they can play an active role in helping 
unlock town centre sites for housing. Also, 
engagement with the Town Council to determine 
what support they can provide

• Community Infrastructure Levy (CIL) - the Council’s 
adopted Regulation 123 allows for example for 
the delivery of public realm works and delivery 
of a Yeovil Sustainable Transport Interchange

• Existing Council resources and/or cheap borrowing
• Leverage of private sector development schemes 

(for example if there was a major redevelopment 
of Glovers Walk then some/all of Middle Street 
East may be able to be incorporated through 
negotiation; similarly, if Market Street car park 
is developed some enhancement along Petters 
Way may be included; similarly, in relation to 
South Street and Stars Lane)

In order to unlock the transformational regeneration 
of Yeovil we consider that the Council will need to take 
a very proactive and commercial approach. This is a 
trend we are seeing across the local government sector. 
Coupled with financial pressures and a particular need to 
generate new revenue streams, councils are assessing the 
appropriate balance of risk, return and control they are 
prepared to take in order to make positive regeneration 
happen across their communities. 

This is giving rise to Council’s using a full suite of delivery 
options covering direct delivery through to straight sale. 
It is also fuelling the creation of new delivery and funding 
techniques to release value through the public sector 
covenant, and help underpin delivery of challenging 
schemes. This is considered further in the funding 
commentary below. Ultimately the correct delivery route 
will need to be assessed on a project by project basis. 

Where the Council does not own land, it has significantly 
less influence to control how opportunity areas come 
forward. In these cases, the Council should continue to 
engage positively with third party landowners/developers 
to help facilitate appropriate development. Where this 
is unlikely to happen then the Council should consider 
if it is prepared to assembly an interest in the land or 
promote proactive joint venture discussions.
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• Contribution from other business who benefit 
directly from the enhanced realm. For example, 
businesses in proximity to The Borough or 
Bandstand. This in practise can be hard to 
coordinate on a piecemeal basis. One mechanism 
which has been used elsewhere is establishing a 
Business Improvement District

• S106 contributions from development applications 
in the vicinity that require the implementation 
of improvements

In addition, a number of local authorities are using 
emerging alternative funding models to pro-actively 
unlock regeneration within their areas whilst creating a 
revenue stream. These tools typically utilise the strength 
of the council or public-sector covenant and are often 
referred to as “income strip” models. In essence an 
income strip mechanism includes the Council taking 
a 30 to 40-year lease over a regeneration scheme 
(on sites it either already owns or not). The covenant 
strength unlocks considerable value which can be used to 
enhance scheme viability, fund town centre improvement 
schemes or create a revenue stream for the Council. 
These models typically work best where the scheme 
unlocked is on a leasehold basis and therefore generates 
an underlying rental stream. These models do involve 
risk and therefore the potential to use such models 
again should be assessed on a case by case basis, and 
compared against other funding and delivery models.

In summary a cocktail of different delivery approaches 
and funding streams is likely to be required assessed on 
a case by case basis. Therefore, all potential sources of 
funding will need to be fully explored and understood 
on an ongoing basis.
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