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Sustainable and Connected - Failand offers the best of town and country 
living ... close to Bristol and Clifton and benefitting from frequent bus services 
and a network of walking and cycling routes, Failand lies on an existing under-
utilised transport corridor which connects Clevedon, Nailsea and Failand to 
Bristol via the B3128 (Clevedon Road). This corridor has been upgraded in 
recent years and offers significant potential for growth. 

Minimising Green Belt Impacts - Well  defined and visually enclosed by 
defining plantations to the south, Failand is also home to the playing fields 
of several Bristol schools, sports clubs and its supporting facilities. The site 
sits at the interface of the settlement edge and these surrounding landscape 
features and therefore presents the opportunity to create a well defined, 
contained and sensitively considered addition to the settlement. 

Enhancing Failand through Placemaking - The land at Failand is available, 
viable and deliverable. With the benefits of it’s sustainable location and 
setting, the land at Failand offers significant potential to deliver sustainable 
new homes whilst meeting the Council’s spatial objectives. The evolving 
masterplan shows how the new development would integrate with the 
existing community and provide significant benefits for Failand residents. 

Through a Place-making led approach, Harrow Estates is committed to 
working collaboratively with the Council, stakeholders and the community 
and create beautiful new homes in a landscape-led setting. A place with a 
strong identity which Failand residents would be proud to call home.
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The proposal will open up the land to the 
community and provide up to 500 high quality 
new homes and community infrastructure, 
will make significant bio-diversity net 
gain through considered landscape-led 
proposals and create a softer transition 
between settlement edge of Failand and the 
surrounding landscape features. 
The current illustrative masterplan represents 
the culmination of this technical work but will 
evolve as more detailed work is undertaken 
and during discussions with key stakeholders. 

The project team is as follows - 

OUR PLACEMAKING-LED APPROACH FOR 
LAND AT FAILAND
This  document has been prepared by Harrow Estates in support of a 
vision for a sustainable and beautiful community at Failand in North 
Somerset District.

Harrow Estates, part of Redrow Homes, is a Master developer with 
a holistic approach to planning promotion, masterplanning and 
delivery of sites for sustainable and beautiful new communities. 
With a vision embraced by landscape and bio-diversity net gain, we 
ensure that high quality design is at the heart of everything we do. 

Coupled with the inclusive consultations involving key stakeholder 
groups, we specialise in securing positive planning and technical 
outcomes which deliver very high quality new homes in exceptional 
settings. 

We are proud of our reputation to create thriving communities and 
our placemaking led approach embraced by the Redrow 8 principles 
provides a framework to ensure this approach consistently leads the 
design and delivery of all of our new developments with a focus on 
the quality of life, health and well-being of existing and new residents. 

The overall interest of Harrow Estates consist of three parcels of land 
around the existing settlement of Failand, in total adding to a land 
area of 39.90 hectares (98.59 acres). The land parcels include (as 
shown on the plan overleaf) - 

•	 Site  A - Land east of Weston Road (21.31Ha/52.66Acres)

•	 Site B - Land west of Flax Bourton Road (14.32Ha/35.38Acres) 

•	 Site C - Land north of Clevedon Road (4.27Ha/10.55Acres)

The land parcels are in proximity to Clevedon Road/B3128 and are 
physically well contained and defined by existing landscape features 
including the plantations to the south and west, sports pitches to 
the east and tall existing hedgerows, trees and woodlands further 
to the north. With detailed technical assessments undertaken by 
specialist consultants, Harrow Estates is currently proposing a vision 
to create a sensitively designed new community to support Failand’s 
future. The site currently includes privately owned land that lies at 
the interface of the settlement edge and existing landscape features. 

Planning and Masterplanning 

Highways and Infrastructure

Landscape and Heritage

Ecology

Redrow 8 Placemaking Principles
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1.1 PLANNING CONTEXT
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The land at Failand lies within the civil parish of Wraxall and Failand 
and the unitary authority area of North Somerset.

THE DEVELOPMENT PLAN
The statutory development plan comprises the North Somerset Core 
Strategy (adopted 2012 with remitted policies re-adopted in 2015 
and 2017), the Development Management Policies (adopted 2016) 
and the Site Allocations Plan (adopted 2018). There is no adopted or 
emerging Neighbourhood Plan for the Wraxall and Failand Parish.

However North Somerset Council are in the process of preparing a 
new Local Plan which will guide development over the period 2023-
2038 and replace the above documents. As part of the process, the 
Council has held ‘Challenges’ and ‘Choices’ consultations during 
2020. It is clear from these consultations that North Somerset will 
need to plan for a significantly increased number of homes and that 
in order to ensure development is sustainable and deliverable within 
the plan period, release of land from the Green Belt is likely to be 
necessary.

Failand benefits from its proximity to the urban area of Bristol and 
its location on a key transport corridor from Clevedon/Nailsea to 
Bristol, which provide it with a unique strategic growth opportunity. 

North Somerset aim to prioritise the location of new development 
close to places with a wide range of services and which have access 
to high-quality and effective transport infrastructure. Failand satisfies 
these aims. 

In addition, in response to an upward pressure on housing numbers, 
North Somerset acknowledge that they will need to review the 
approach to the role of settlements and settlement boundaries 
to ensure that no settlements are overlooked in their potential to 
accommodate growth. 

Key

Site location

Settlement

Administrative boundary

Motorway

Primary road

Railway

Train stop
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HOUSING REQUIREMENT
Policy CS13 of the North Somerset Core Strategy makes provision 
for 20,985 new dwellings across the 20 year plan period (2006-
2026), which equates to a requirement of 1,049 new dwellings per 
annum. However, since the adoption of the Core Strategy, the UK 
Government has published a standard method for calculating local 
housing need (LHN), which forms the starting point for planning 
authorities in establishing their requirement. As acknowledged in the 
Choices consultation, the requirement is expected to rise sharply 
in the new Local Plan given the LHN figure is 1,365 dwellings per 
annum.

The UK Government are reviewing the standard methodology in 
order to meet their commitment to delivering 300,000 new homes 
per year – as set out in the ‘Planning for the Future’ white paper 
published in August 2020. The potential figure for North Somerset 
is 1,708 new dwellings per annum, albeit this is still being reviewed.  

It is important however to note that this excludes any contribution to 
unmet need from neighbouring authorities which may be necessary. 
Bristol and the WECA authorities also face extreme pressure to 
deliver an increased supply of homes and Bristol in particular already 
has a very high LHN figure with a comparatively limited amount of 
land available for development.

Local Planning Authority
Current Local Plan 

Requirement
Current Standard Method 

Requirement
Proposed New Standard Method 

Requirement *

Bath and North East Somerset 720 648 1,216

Bristol 1,320 2,368 2,490

North Somerset 1,049 1,365 1,708

South Gloucestershire 1,360 1,601 2,544

TOTAL 4,449 5,982 7,958

Local Planning Authority
Current Local Plan 

Requirement
Current Standard Method 

Requirement
Proposed New Standard Method 

Requirement *

Mendip 419 599 1,064

Sedgemoor 644 746 824

In addition to the above, North Somerset is bound by the Somerset districts of Sedgemoor and Mendip 
to the south. Both these authorities are also experiencing increased housing need.

Comparison of increasing housing requirements in authorities to the south of North Somerset

Comparison of increasing housing requirements across the West of England

 * subject to further Government revision
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1.2 WHY FAILAND? 
Supporting North Somerset’s spatial objectives 

The Council’s Challenges for the Future and Choices for the Future 
documents recognise the need to locate new houses near jobs and 
services to respond to the climate emergency. This is translated into a 
stated priority to locate new development close to places that where 
there is a wide range of services, facilities and job opportunities and 
further supported by a priority to reduce car use by encouraging 
walking, cycling and highway quality and effective public transport. 

The Council’s priorities are underpinned by a 
principle of proximity.
Alongside this, North Somerset is constrained by a number of 
environmental sensitivities, including the Mendip Hills AONB, Flood 
Zones and SSSIs. The naturally imposed constraints towards the 
southern and western areas of the District add weight to the Council’s 
priorities that are underpinned by the principle of proximity. The 
gravity of job opportunities and access to amenities is heavily skewed 
towards Bristol and South Gloucestershire, lying immediately north/
east of the District.  

This is shown graphically on the Relative Employment Versus 
Emissions Accessible Score (REVEAS) heat map opposite (Plan 
2) which shows the number of jobs that lie within the average 
commute time for the South West (32 minutes), per gram of CO2  
required to access the opportunity. For greater clarity, the REVEAS 
outputs have been omitted in environmentally constrained areas, 
where the opportunity to provide new homes is restricted, in Plan 3 
opposite. Essentially, these diagrams show that the most sustainable 
commuting and travel patterns are from areas in the north of the 
District.

This ribbon of opportunity around the fringes 
of Bristol includes Failand. The Council’s 
stated priorities can only be achieved if a 
significant share of new homes are well-
related to Bristol and clearly, Failand is 
amongst the very best spatial locations to 
provide new homes within the District.

Based on this evidence, providing for new 
homes at Failand offers potential to maximise 
delivery against the Local Plan’s priorities. 

North Somerset key constraints (Choices Consultation document)
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1. Environmentally Constrained Areas in 
North Somerset

2. Relative Employment Versus Emissions 
Accessibility Score (REVEAS)

3. REVEAS in Environmentally 
Unconstrained Areas
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1.3 SUPPORTING THE DISTRICT’S APPROACH TO GROWTH
The Council identify four possible approaches to growth

•	 Approach 1 - Retain Green Belt Option

•	 Approach 2 - Urban Focus

•	 Approach 3 - Transport Corridors

•	 Approach 4 - Greater Dispersal

North Somerset is a heavily constrained area in planning and 
development terms. North Somerset therefore recognise there is 
likely to be a requirement for some development in the Green Belt. 
This is reflected in three of the four approaches to development 
outlined in the Choices consultation with only one completely 
retaining the Green Belt in its current form (Approach 1).

In promoting the land at Failand we are focussing on meeting 
the Local Plan’s priorities and conforming with the sustainability 
credentials put forward in Approaches 2 (Urban Focus) and 3 
(Transport Corridors). Given the Inspectors’ advice on the soundness 
of the (now withdrawn) Joint Spatial Plan (JSP) and the evidence put 
forward through that process, Approaches 1 and 4 are going to be 
difficult to pursue. 

The Choices document gives credibility 
to development within the Green Belt on 
grounds of sustainability.
Assuming a degree of Green Belt release is in fact required, the 
Choices consultation (Approach 2 – Urban Focus) acknowledges 
that a small number of large scale Green Belt sites face issues of 
timely delivery due to lead-in times and infrastructure requirements. A 
range and choice of sites is therefore required to ensure a deliverable 
supply of housing land over the plan period. 

The land at Failand would support the Urban Focus approach given 
its proximity to the centre of Bristol and its potential to complement 
the large strategic sites being promoted around Long Ashton.

The Choices document indicates 5000+ 
homes and employment west of central 
Bristol, which can include Failand. 
In the context of a Transport Corridor approach, Failand lies on an 
existing underutilised transport corridor that connects Clevedon, 
Nailsea and Failand to Bristol via the B3128 (Clevedon Road). This 
corridor has been upgraded in recent years and operates without 
the congestion and delay suffered along other corridors – including 
those highlighted within the Council’s Choices for the Future 
document. 

Moreover, it not only faces towards Bristol – the gravity of 
employment opportunities – but also provides a convenient link to 
other major employment areas and centres for growth at Portbury 
and Avonmouth Docks.

Census data indicates that the Clevedon - Nailsea - Failand - Bristol 
corridor accommodates 10% more Bristol-bound commuter 
traffic than the Portishead to Bristol corridor. 

In this way, the B3128 (Clevedon Road) 
Transport Corridor not only provides an 
opportunity to accommodate effective and 
high-quality public transport services, but 
would do so without the need for costly 
infrastructure provision, reducing the 
financial burden on development.

Plan showing established transport corridors towards Bristol
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FAILAND - OFFERING THE BEST OF BOTH WORLDS

Accessibility to employment opportunities and wider network

Accessibility to open space

 2 Minutes walk to 
Tyntesfield Park and Garden 

and Ashill Plantation

20 minutes to 

Leigh Woods

5 minutes walk 
to sports pitches 
and recreational 
facilities

15 Minutes to Bristol city centre

25 Minutes to Bristol city centre

20 Minutes to Bristol city centre

15 Minutes to 
Bristol Airport

2 hours to 
London

45 mins to 
Cardiff

15 mins to Portbury/40 mins to Avonmouth Docks

FAILAND

FAILAND

20 mins to Nailsea

37 mins to 
Clevedon
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1.4 AN ACTIVE AND SUSTAINABLE COMMUNITY AT FAILAND

5m
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) cycling

20m
in (1600m

) w
alking

The Settlement Sustainability Review (Revised Report 2016) set out 
a hierarchical approach to settlement strategy in North Somerset. 
Outside the four towns (Weston-super-Mare, Clevedon, Portishead 
and Nailsea), Long Ashton was identified as a service village but 
this assessment did not include Failand. However the Choices 
Consultation Interim Sustainability Appraisal (November 2020) has 
identified Failand as a Potential Growth Area. 

Bus service connecting Failand to BristolClevedon Road, north of Failand

Bristol’s sports facilities at doorstep, east of Failand

Local village store and cafe in Failand

Failand as a settlement has a strong community focus and this 
document outlines the significant potential of locating new homes 
and sustainable growth at Failand, aligned with the Council’s Urban 
Focus and Transport Corridors approach for housing growth, 
maximising opportunities offered by Failand’s locational advantages 
with respect to the B3130/3128 corridors and the best of town and 
country living aspect. 

Junction of Clevedon Road and B3129 Failand Observatory - local landmark

Failand has the advantage of having key highways infrastructure at its 
doorstep with community village hall, shop, local landmarks, access 
to wide range of open space and recreational facilities. An indicative 
sustainability assessment wheel is included in page 19 that outlines 
the current facilities and the range of benefits that the proposals can 
offer Failand.Harrow Estates would work with the local community 
to understand local needs. 

Ashton Hill Plantation - walking and cycling routes

Long Ashton Golf Club east of Failand
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1.4.1 CREATING AN ACTIVE COMMUNITY (WALKING)

The existing settlement of Failand is bound on all sides by relatively 
busy through-roads which sever the community from accessing the 
many adjoining countryside walks. 

Development at Failand would provide an exciting opportunity to 
address these existing severance effects of the surrounding roads by 
way of sensitive traffic calming, enhancing the walkable character of 
the existing roads, which all benefit from contiguous footways. 

This would be supported by an integrated network of controlled 
and uncontrolled crossings over the roads, generously dimensioned 
traffic-free greenways that link new homes to public transport nodes 
and established countryside walks, as well as the potential to upgrade 
of the existing Public Rights of Way network to provide direct and 
convenient access to the nearby settlement of Long Ashton. 

In this context, development at Failand would have the 
potential to resolve existing constraints in the village 
which are limiting the community’s active travel potential.

Plan showing proposed highways improvements in Failand as part of the development benefits and to create better integration
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1.4.2 CREATING AN ACTIVE COMMUNITY (CYCLING)
Despite a lack of dedicated cycle infrastructure, significant levels of 
informal cycling safely take place within the carriageways of roads 
surrounding the village, and most notably on Clevedon Road and 
Weston Road. This is evidenced by STRAVA heatmapping shown 
below, where the frequency of use is indicated by the intensity of 
the line.

There is an exciting opportunity to build on the established cycle 
mentality within and around Failand by providing new and upgrading 
existing infrastructure.  Traffic calming of the local road network will 
enhance the character and perceived safety of the roads, whilst a 
network of informal and formal crossings, generously proportioned 
greenways and upgraded Public Rights of Way connecting to the 
nearby settlement of Long Ashton.

Indeed, it is noteworthy that there is established cycle use between 
Failand and Long Ashton (as indicated within the STRAVA heatmap) 
where access onto Route 33 (Festival Way) of the National Cycle 
Network is achievable. This is a largely traffic-free route that 
terminates in Bristol City Centre and in this way, provides direct, safe 
and convenient access to the heart of the largest workplace zone in 
the region.

There is also an opportunity to integrate cycling with new or 
enhanced bus services, ensuring that public hire bike stands are 
available at key stops along the bus route.

STRAVA Heatmap

Proposed cycling infrastructure improvements as part of development proposals and benefits
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1.4.3 ENHANCING BUS SERVICES
Harrow Estates recognise the important role buses must play in the 
sustainable movement of people to the primary workplace zones, of 
which Bristol is the largest. In this context, the potential to minimise 
journey times and maximise reliability are key to propelling bus mode 
share forward and the proximity of Failand to Bristol represents a 
significant and currently unrecognised opportunity.

Indeed, it is noted from Census data that bus patronage is already 
above the District average, despite clear opportunities to enhance 
existing service levels.

Harrow Estates have therefore been in active dialogue with local 
bus operators for some time to identify the range of opportunities 
that exist to enhance local bus service provision that would not 
only benefit new and existing residents of community at Failand, 
but which could also provide overspill benefits smaller communities 
along the Clevedon to Bristol Transport Corridor.

Indeed, there are recognised inefficiencies in the routeing of the 
existing X6 and X7 bus services, which could be optimised and work 
in combination with the new housing at Failand. This offers potential 
to generate a significant increase in patronage that could sustain an 
uplift in service frequency.

A new express hopper service could also be created between Failand 
and Bristol City Centre via Clevedon Road, connecting onto the new 
Metro dedicated bus infrastructure. This would have a journey time 
of just 15-20-minutes.

Proposed Hopper Bus route as part of development proposals and benefits connecting Failand to Bristol

Potential Alternative X6 Route to incorporate Nailsea

Existing X6 Route to incorporate Nailsea
Potential Alternative X7 Route to incorporate Nailsea

Existing X7 Route to incorporate Nailsea

Potential Hopper Bus Route (Failand to Bristol)
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1.4.4 CREATING A SUSTAINABLE COMMUNITY AT FAILAND

The North Somerset Local Plan Choices for the Future 
Consultation document outlines the need to plan positively 
noting the housing requirement identified for the District. 
It recognises the importance of planning for the future and 
tackling the climate emergency. Therefore prioritising growth 
at sustainable places is key to this response. The Alternative 
Approaches Methodology Paper has identified Failand as one 
the sustainable places. 

In this document we have outlined the significant potential that 
Failand offers and the B3130/B3138 under-utilised infrastructure 
artery that serves Failand and connects it to the wider context, 
alongside the network of pedestrian and cycle routes.

In addition to its wider connectivity, Failand offers the best 
of both worlds. The best of town and country living is more 
important than ever in a post Covid age where flexibility of 
lifestyle and staying close to nature yet connected to wider 
network is crucial to support a healthy lifestyle for all in the 
District and Failand is fortunate to have both these advantages. 

As a settlement, Failand has a strong community spirit and 
scores highly on its accessibility, existing setting and potential of 
accommodating future growth. However the key to creating a 
sustainable community, now and in future is to ensure its social, 
economic and environmental durability. Failand’s location will 
meet and exceed the economic and environmental aspects. 

However with existing facilities within the village, the proposals 
as outlined in this document will not just provide for much 
needed high quality new homes but will support Failand in its 
social infrastructure and offer significant social and community 
benefits, working collaboratively with the residents.  

The assessment to the right shows the potential benefits 
that the proposals can offer to support Failand, a settlement 
with growth potential within the District to transform and 
grow organically into a contained and beautiful community 
and is self-serving and sustainable. The indicative RAG based 
sustainability assessment has used the same criteria and 
methodology as outlined in the ‘Reviewing the sustainability 
and settlement hierarchy of settlements in North Somerset’ 
revised report dated July 2016. 
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2.1 THE SITE

Harrow Estates has an interest in 39.9 hectares (98.59 acres) of land 
comprising of three parts - Site A, Site B and Site C (as indicated on 
the plan to the right) abutting the settlement edge of Failand.  Failand 
is bound to the north by Clevedon Road which is an important arterial 
route connecting Bristol to Nailsea. 

Failand is distinctly triangular in shape, having evolved from the footprint 
of the historic Sixty Acre Plantation. Weston Road, a continuation of 
B3129/Beggar Bush Lane connecting to Clifton along with Flax Bourton 
Road diverge from Clevedon Road as two secondary routes and serve 
the settlement. They meet at the southern tip of Failand and continue 
further south linking to the nearby settlement of Flax Bourton.

The defining features to the north of Failand include three woodland 
clusters which are also designated as SNCI (Sites of Nature Conservation 
Interest) and are known as (from east to west) - Fifty Acre Wood SNCI 
to the north east, Ox House Bottom and Markham Brook SNCI to the 
north and Old Hill and New Forest SNCI to the north west. Interspersed 
within these woodlands are clusters of farmsteads set in a landscape 
defined by a pattern of field hedgerows and trees. Some of these 
farmsteads include Manor Farm to the north, Failand Farm to the north 
east, Failand Lodge Farm to the west and Failand Hill Farm to the north 
west. To the south west, Failand is bound by Tyntesfield Plantation 
which is a Registered Park and Garden along with a ring of plantations 
to the south and south east including Ashton Hill leading to George’s 
Hill Plantation and Fenn’s Wood further east. To the east of Failand, 
lies playing fields and urban sports facilities associated with various 
Bristol schools and further east lies the Long Ashton Golf Club land. 
The northern edge of Failand adjoining Clevedon Road consists of a 
hard suburban character with direct access from Clevedon Road. The 
eastern and western settlement edge of Failand presents a tree lined 
suburban character with direct access from the road.

Site A and Site B are located on ‘interface land’ which is in between the 
settlement edge and defined woodland features to the south. Therefore 
they are visually bound by these landscape features that surround them. 
Site A ‘s eastern boundary abuts sports facilities and hence already has 
an urban character which provides visual definition. Site C is enclosed 
by the unique alignment of hedgerow and trees along with the SNCIs 
framing views and providing enclosure.  Collectively the land parcels 
are visually well contained, ideally located and present an opportunity 
to create a softer settlement edge to the landscape context around 
Failand and make best use of this interface land. 

Site Location Plan
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Failand is a village in Somerset and has two separate parts. Failand 
itself is on the B3128 Bristol to Clevedon Road, and is the newer 
and larger part. Lower Failand, a mile away, is the original village 
which can be reached by single track lanes only.

The historic maps below and shown to the right tell the story of the 
origin of the unique triangular shape and how Failand grew.  

2.2 GROWTH OF FAILAND

Historic Map 1904 Historic Map 1961

Current Day

N

Historic Map 1981

N

N N

Historic Map, Ordnance Survey 19th century First Series, Sheet 35

Historic map 19th century (above) shows River Avon and the edge 
of Bristol including Clifton. It identifies the landscape fingers around 
present day Failand comprising of Common Wood to the south, 
Ashton Court to the east and Old Park to the north. Leigh Down 
lies in between, on the site of the present day settlement of Failand. 

•	 1904 - Sixty Acre Plantation existed with Wraxall Piece to the 
north east.

•	 1961 - Strips of built edge perforating the extent of the plantation 
can be seen, mainly along Clevedon Road and along Weston 
Road; around the same time as the Bristol and Bath Green 
Belt was first established and proceeded to secure ministerial 
approval in 1966

•	 1981 - Failand as a settlement in formation

•	 Current day - Tyntesfield, Ashill and Wraxall Piece plantations 
exist and enclose the settlement of Failand which has evolved. 
Urban sports pitches and playing fields to the east in between 
Failand and Site A. 
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2.3 GREEN BELT

Extract of North Somerset Council Planning Map (copyright North Somerset Council)

All three sites are located on land between Failand and its surrounding 
landscape features. Currently the sites are used for grazing and 
farming and perform the role of a ‘Gap/Interface’ between the 
defining landscape assets and the settlement edge of Failand. 

At the time the Bristol-Bath Green Belt was designated, Failand (as now 
known) was a linear cluster of a few houses located along Clevedon 
Road with the Sixty Acre Plantation predominantly in existence. This 
is shown in Section 2.2. Today the village has formed, developed 
and grown along with it’s surrounding character, the eastern edge of 
which is now defined by the siting of Bristol’s urban sports facilities. 

In a wider context, the northern, southern and western edges are well 
defined by existing plantations and tree lines which visually contain 
the sites, therefore preventing any coalescence with surrounding 
towns and villages. The land parcels that make up the sites are 
dissected by field boundaries and overall these landscape elements 
provide definition.

If Failand and the site areas, are removed from the Green Belt, this 
will open up the opportunity to still maintain the ‘Gap/Interface’ 
but also create a contained and organic settlement expansion in 
a sustainable location. It will provide a considered and sensitively 
designed landscaped interface in comparison to the current abrupt 
settlement fascia, safeguard the landscape assets and create an 
integrated and beautiful new community with significant local and 
wider infrastructural benefits.  

Site Boundary
Bristol and Bath Green Belt

Site of Special Scientific Interest

Sites of Nature Conservation Interest

Settlement boundary

Registered Park and Garden

Key

Failand and the land surrounding are within the extensively defined 
Bristol-Bath Green Belt. North Somerset recognise through the 
Choices consultation that a degree of Green Belt release is likely 
to be required – it is an element of three out of the four spatial 
approach options. 

It is therefore likely that North Somerset will need to undertake a 
reassessment of the Green Belt in order to ensure the Local Plan 
delivers sustainable development. In doing so, the Council will need 
to have regard to the five purposes of Green Belts. The various 
alternative locations for development in the Green Belt that have 
been put forward will need to be assessed in terms of how they 
contribute to these five purposes. 

The five purposes as set out in NPPF para 134 are:

a) to check the unrestricted sprawl of large built-up areas; 

b) to prevent neighbouring towns merging into one another; 

c) to assist in safeguarding the countryside from encroachment; 

d) to preserve the setting and special character of historic towns; 
and 

e) to assist in urban regeneration, by encouraging the recycling of 
derelict and other urban land. 

Pegasus (with contribution from Boyer on planning policy) have 
prepared a Green Belt Assessment to provide evidence to help 
ascertain the extent to which these land parcels (A, B and C) 
contribute to Green Belt purposes. The work provides a finer grain 
assessment than that carried out in the Joint Spatial Plan Green Belt 
Assessment (November 2015). 

Following the assessment, it has transpired that all three sites are 
well enclosed and discreet parcels of land and exhibit strong visual 
and functional relationship with Failand. Their contribution to the 
five Purposes of the Green Belt policy are very limited. 

Therefore, should North Somerset agree that there are exceptional 
circumstances to justify the release of land from the Green Belt 
to accommodate development needs, then the Green Belt land 
immediately around Failand would be suitable for such release.

A summary of the contribution of each of the Green Belt purposes is 
provided below – excluding (e) as the recycling of urban land would 
equally apply to all sites on greenfield land, making this very difficult 
to assess on a site by site basis.

NPPF Green 
Belt Purposes

Pegasus’ Assessment

Site A Site B Site C

1. To check the 
unrestricted 
sprawl of large 
built-up areas

No 
contribution

No 
contribution

No 
contribution

2. To prevent 
neighbouring 
towns merging 
into one 
another

Very limited 
contribution

Very limited 
contribution

Very limited 
contribution

3. To assist in 
safeguarding 
the countryside 
from 
encroachment

Very limited 
contribution

Very limited 
contribution

Very limited 
contribution

4. To preserve 
the setting 
and special 
character of 
historic towns

No 
contribution

No 
contribution

No 
contribution

5. To assist 
in urban 
regeneration, 
by encouraging 
the recycling 
of derelict and 
other urban 
land

Not assessed Not assessed Not assessed
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KEY

Site area

Landscape views 

Opportunity for landscape buffers/green 

wedges

Landscape of higher visual sensitivity

Topography terminates views

The landscape characteristics and visual features that frame 
the site have been a key factor in the design evolution of the 
masterplan.  This includes localised site topography, landscape 
features, overall landscape setting and designations along 
with individual characteristics of all three sites. The landscape 
and visual analysis has fed into the iterative masterplan 
design, responds to the perceptual and visual qualities of the 
landscape and aims to protect the amenity of the associated 
visual receptors. 

The proposals would have a major beneficial cumulative effect 
upon the hedgerow and tree resource associated with the 
three sites. Where field boundaries have been lost in time, the 
proposals would re-instate these. Hedgerows and trees are 
characteristic of the local landscape. This site based beneficial 
change, in turn, would exert an overall positive impact upon 
the wider landscape balancing the adverse degree of change 
brought about by the proposed built form. In landscape 
character terms the effects would be minor adverse. Although 
the three sites are undeveloped, they have a clear functional, 
physical, and visual relationship with the settlement edge of 
Failand and act as interface areas. By providing a considered 
response to defining these interface areas and creating a 
softer and landscaped settlement edge, the overall proposal 
would make these sites suitable for development and a logical 
considered extension to the settlement edge of Failand.

2.4 LANDSCAPE CHARACTER, TOPOGRAPHY AND VIEWS

Plan showing the topography of the site 

NN

Plan showing landscape characteristics
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Screened ZTV Production Information -
- DTM data used in calculations is OS Terrain 5 that has 
been combined with OS Open Map Local data for woodland
and buildings to create a Digital Surface Model (DSM). 

- Indicative woodland and building heights are modelled at
  15m and 8m respectively.
- Viewer height set at 1.7m 
  (in accordance with para 6.11 of GLVIA Third Edition)
- Calculations include earth curvature and light refraction

N.B. This Zone of Theoretical Visibility (ZTV) image 
illustrates the theoretical extent of where the development 
may be visible from, assuming 100% atmospheric visibility, 
and includes the screening effect from vegetation and buildings, 
based on the assumptions stated above.

N

Screened Zone of Theoretical Visibility & Viewpoint Location Plan - extract of 
plan

SITE A

SITE C

SITE B

Views

152m AOD

137m AOD

142m AOD

SITE A

SITE C

SITE B

KEY In terms of visual amenity there would be some very 
close range views, but these are gained from very limited 
locations where views are largely inward looking. The 
proposed development would be seen in isolation and 
not perceived as part of wider landscape, thus limiting 
the degree of adverse effects. Most importantly, the 
majority of the high sensitivity receptors, associated 
with the surrounding open countryside, would not 
experience any change to their views or effects would 
be negligible neutral. Thus the proposed development 
in all three sites would not have any adverse effects 
upon the perception of the wider landscape, giving 
evidence of the appropriateness of all the sites to 
accommodate the proposed scheme.
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PHOTOGRAPHIC ANALYSIS  

Vegetation along Weston Road 
obscuring views towards Site A with 

only some glimpsed views, to be 
strengthened

Weston Road

Ashton Hill Farm cottages and agricultural buildings viewed 
from permissive footpath along Ashton Hill Plantation

North south mosaic of site

North south mosaic of site

Ashton Hill Plantation defining southern visual frame of site and containment

Existing hedgerows and field boundaries to be retained, re-instated and 
strengthened

Treebelt along Failand lawn to 
be continued through site

Failand Observatory to be 
integrated within public realm 

as a marker

Ashton Hill Plantation 
as southern visual 

envelope

Flat topography of north eastern 
part of Site A

To ensure a landscape led design response, a site specific landscape assessment is outlined through a selection of photographs

Tyntesfield 
Plantation north 

eastern edge
Treescape along 

western boundary of 
Site B

Existing OH cable 

Remains of 
building

Distinct contour line

Flax Bourton Road

Existing 
barn Treeline 

along 
Clevedon 

Road

Change in levels

SITE A SITE B
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Clevedon 
Road and 
tree cover

Western settlement 
edge of Failand

Existing valley along 
Flax Bourton Road

Parcel 1

Parcel 2

Flax Bourton Road

Existing boundary vegetation along 
eastern boundary of Site B

Eastern boundary 
framed by thick 

vegetation which will be 
strengthened further

Church spire of Lower 
Failand

Plantation

Plantation

Site boundary 
vegetation will be 

strengthened further

Visual frame to be 
created to appreciate 
view of church spire

Orchard planting 
to east to act as 

interface with SAM

slope of land

Roofscape of existing 
settlement edge

Clevedon Road

Site C extent

Hard existing settlement 
edge

SITE CSITE B
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Ecology 
A Preliminary Ecological Appraisal (PEA) of the site was undertaken 
to identify ecological constraints, inform recommendations for the 
masterplan, highlight opportunities for ecological enhancement and 
determine any additional investigation/survey work necessary. 

Habitats currently present within the site are generally common, 
dominated by a mixture of grazed grassland and arable land. The 
greatest ecological interest is associated with the mature native 
hedgerows and trees. Off-site areas of woodland are also of key 
consideration for their potential to support protected species and 
their role in the local green infrastructure, to which the on-site 
habitats trees and hedgerows contribute.

The site falls within the Band C consultation zone set out within 
the North Somerset and Mendip Bat SAC Supplementary Planning 
Document. The identification and protection of flight-lines and 
foraging areas used by bats will be a key consideration within the 
scheme design and will be informed by detailed survey work going 
forward. 

The Ashton Court SSSI and the Avon Gorge Woodlands SAC 
and their location in the wider context has been considered. A 
Habitats Regulations Assessment screening exercise will need to 
be undertaken and early consultation will be held with the Local 
Authority to identify and resolve potential impacts at an early stage.

There are numerous non-statutory designated sites within the wider 
area, and the Ashton Hill Plantation SNCI is adjacent to the south of 
Site A. The development edge has been adequately set back from 
the woodland to protect key habitats and species. 

Emerging legislative frameworks, and existing Policy CS4 of the 
North Council Core Strategy, seek to leave biodiversity in a better 
state than prior to development, i.e. development should deliver a 
Biodiversity Net Gain (BNG). BNG calculations, using the Biodiversity 
Metric 2.0 (Beta Version, December 2019) have been undertaken for 
the proposals. Baseline habitat calculations have been informed by 
Phase 1 habitat survey work and a desk-stop study. Postdevelopment 
calculations have been made based on the evolving masterplan. At 
this early stage, several assumptions have been made and these 
have been highlighted where relevant.

2.5 ECOLOGY AND TREES

Plan showing the ecological features of the site

N

A unit gain of 21.45 habitat units was identified 
following the completion of baseline and 
post-development calculations, due to 
the retention and enhancement of existing 
grassland, and provision of good quality scrub, 
woodland and tree habitats. This accounts 
for 13.99% net gain in habitat units present at 
the Site. A unit gain of 4.64 hedgerow units 
is also calculated accounting for a 14.38%net 
gain in hedgerow units post development.

SITE A

SITE C

SITE B

KEY

Site area

Existing woodland (National forest 

Inventory)

Cat A Trees

Cat B Trees

Other Trees

Tree Protection Order (TPO) (includes 

single trees and groups/hedgerows)

Hedgerows

Dense tall ruderall

Opportunity to enhance boundary 

vegetation

Photograph of Ashton Hill Plantation 
facing the southern edge of Site A

Photograph of Tyntesfield Plantation 
forming the southern edge of Site B

Trees
A preliminary tree constraints survey was completed to advise on 
arboricultural features and inform feasibility and design options for 
the Site.

There are no ancient or veteran trees on-site, and no ancient woodland 
on or immediately adjacent to the site. Many of the prominent trees 
within site A are protected by Tree Preservation Orders although these 
include ash trees which will likely decline in future as a result of ash 
dieback disease. Trees have been incorporated into areas of public 
open space or natural greenspace wherever possible to avoid impacts 
or future conflicts, and the development will include significant new 
tree and hedgerow planting to provide a long-term resource of 
benefit to both wildlife and local residents. Further assessments will 
be undertaken as the scheme progresses.
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2.6 HERITAGE AND HISTORIC FIELD BOUNDARIES

Historic fabric and heritage assets have been assessed, considering 
the grain revealed through analysis of maps, built heritage features 
and below-ground archaeology. 

Historic grain
Assessment of historic grain have included lost field boundaries 
which make up the mosaic of site A and the old historic footpath in 
site C which have been incorporated in the proposal. 

Built heritage
With regards to built heritage, key potential constraints that have 
been considered comprise the Grade II* Registered Tyntesfield Park 
and Garden, which the site lies adjacent to, and the Grade I Listed 
Tyntesfield House and Grade II Listed Clifton Lodge that lie within 
the Registered Park. Initial consideration was also made of Ashton 
Court Grade II* Registered Park and Garden, but no intervisibility or 
historic connection was identified between the sites and this asset. 

With regards to the Registered Park and Garden of Tyntesfield, 
consideration of the setting of this asset established that the site 
is not visible in the key views out from the park, which look south-
west, over falling and rising ground. There are views across Site B 
to the parkland edge, from Flax Bourton Road and Clevedon Road, 
but it is the views to Belmont Cottage, an estate workers’ cottage, 
that give legibility to this edge as parkland as opposed to woodland 
in other ownership. Due to the modern extension to this building, 
it is only views in relatively proximity that give this legibility. Hence, 
development has been pulled back to allow for views to this cottage 
and adjacent parkland edge, and significant interface public open 
space has been placed between the built form of the development 
and the parkland edge. With this mitigation, the setting of the asset 
is not considered to be a constraint to the deliverability of the site for 
residential development. 

Clifton Lodge, a Grade II Listed lodge to Tyntesfield, lies about 35m 
west of Site A, with the road junction lying between. The vegetation 
bounding the site largely screens views from Clifton Lodge into 
Site A, and with appropriate screening and setback, the setting of 
this asset will not be a constraint to the deliverability of Site A for 
residential development. 

N

Plan showing the heritage features around the site and study area 

SAM

Clifton Lodge

Tyntesfield Registered 
Park and Garden

Wraxall Piece

Observatory

Bristol and Clifton 
Golf Course and Fifty 

Acre Wood SNCI

Longwood 
House

Failand Lodge Farm

The Failand Inn

SITE A

SITE C

SITE B
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Site area

Parish boundary

Existing Grade II Listed buildings

Clifton Lodge boundary wall

Historic feature

Historic field boundary 1884/1931

Historic path 1884

Scheduled Ancient Monument (SAM)

Registered Parks and Gardens

Site of Nature Conservation Interest (SNCI)

25m Landscape buffer to existing 

woodland

Below ground archaeology
A consideration of below-ground archaeological potential has 
been made with reference to Historic Environments Record 
Data, historic maps and a site visit. Whist this has identified some 
low potential for prehistoric remains within the site, and further 
investigation and recording may be required, this potential is not 
considered to represent a constraint to the deliverability of the 
site for residential development. 

With regards to industrial archaeology, the remains of a lime kiln 
lie within Site C. The remains of this structure will be retained 
within the proposed scheme. 

The setting of the Scheduled prehistoric settlement site which 
lies to the north-east of Site C, beyond existing vegetation will be 
respected with an appropriate set-back of development. 

Overall, matters relating to heritage are not considered to be a 
constraint to the deliverability of a sensitively designed residential 
scheme within the sites, such as that illustrated in the evolving 
masterplan. 

Clifton Lodge Grade II listed building at 
junction of Flax Bourton Road and Weston 
Road with signage

Tyntesfield Park and Garden - 
northern parkland edge visible 
from interface
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Plan showing site accessibility and public rights of way

2.7 ACCESS STRATEGY
There is the potential to improve the configuration of the Weston 
Road / Flax Bourton Road junction to create a safe intersection and 
enhance its perception as a sensitively considered gateway at the 
southern part of Failand. One opportunity could take the form of a 
roundabout design to serve Site A and act as secondary access. This 
would respect the setting of Clifton Lodge and be fully contained 
within the limits of adopted public highway. The junction would also 
help to address existing safety deficiencies associated with ingress 
and egress to the Ashton Hill Plantation Car Park, where visibility 
is severely restricted in both directions which increases the risk of 
serious injury accidents. A further opportunity exists to integrate new 
homes at Site A with the existing settlement by creating a roundabout 
with the existing Hill Drive, with sensitive traffic calming measures 
provided along the road to support controlled and uncontrolled 
pedestrian crossings that would facilitate onward connectivity to 
countryside walks via the development.

Vehicular access to Site B could be achieved in a number 
of different locations, although there is particular merit 
upgrading the area around the Flax Bourton Road junction 
onto Clevedon Road to act as a western gateway to the 
village.  This could incorporate signalisation of the junction, 
introduction of a new 30mph speed limit on both Flax 
Bourton Road and extent of Clevedon Road serving Failand, 
and crossing facilities over both roads.  Direct access to Site 
B would be taken from Flax Bourton Road. 

Site C would be likely to be accessed via a relatively modest 
priority T-junction off Clevedon Road, set east of the potentially 
upgraded Flax Bourton Road / Clevedon Road junction, and 
supported by a revised 30mph speed limit through the village. 
In this context, there are a range of feasible and deliverable 
vehicular access strategies that would maximise integration 
with the established community whilst affording a range of 
benefits, including improved highway safety and reduced 
traffic noise.

Safe improvements to Flax Bourton Road 
and access to Site C from Clevedon Road 

Flax Burton Road

Westo
n Road (B

3129)

Clevedon Road (B3128)

Proposed improvements to Clevedon Road

KEY

Site area

Bus route

Public Rights of Way - Footpath

Public Rights of Way - Bridleway

Permissive footpath

Potential requirement for junction improvements

Potential new 28m ICD Roundabout

Potential all modes access

Potential pedestrian/cycle access

Bus stop

400m/800m Walking isochrones

SITE A

SITE C

SITE B

Sensitively considered and safe access to Flax Bourton 
Road and Weston Road intersection

N
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2.8 FLOODING, DRAINAGE AND SERVICES

Flood Risk and Drainage

Following our initial review of flood risk and drainage on the site the 
key points to note are:

•	 Parts	 of	 the	 site	 are	 highlighted	 as	 being	 at	 risk	 from	 surface	
water flooding. Surface water flood risk generally arises from flows 
generated within the development parcels themselves and should 
be manageable as part of the development proposals. There is a 
risk of water entering Site B from the highway. An area has been set 
aside to manage this risk. Reasonable works to reduce downstream 
flood risk will be considered as the site proposals develop.
•	The	site	is	not	at	significant	risk	of	flooding	from	other	sources.
•	 Surface	 water	 will	 be	 managed	 by	 infiltration	 where	 possible.	
Infiltration rates are expected to be highly variable across the site 
which will have a significant impact on the land take for SuDS 
features as will the factors of safety applied to the designs. Infiltration 
should be viable for most parts of the sites. Scheduled testing will 
provide clarity on this matter. Where infiltration rates are low, a store 
and release approach may be necessary.
•	The	study	area	is	largely	devoid	of	open	drainage	features	which	
would complicate a store and release approach to surface water 
management. It may be necessary to discharge to existing surface 
water sewers where infiltration is not possible and depending on 
their location pumping may be necessary.
•	 A	 network	 of	 SuDS	 features	 have	 been	 integrated	 within	 the	
development and these will form part of the multi-functional green 
and blue infrastructure approach as the scheme progresses. 

Utilities  - Aside an low voltage OH cable that runs through Site B, 
which will be grounded, there are no utilities constraints on this site.

Drainage Utilities Plan showing overhead cable that runs through Site B

N

KEY

Site area

Overhead power (shown indicatively)

Basin

Drain

Flow direction 

SITE A

SITE C

SITE B

SITE A

SITE C

SITE B

Multi-functional SUDS features
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2.9 SUMMARY OF SITE CHARACTERISTICS

A summary of the key site characteristics are included in the plan 
overleaf. This has been informed by a thorough analysis of various 
landscape features, surrounding edge conditions, topography 
of the sites and key views, historic field pattern including lost 
footpaths and boundaries, technical infrastructure assessments 
and relationship of the site with the settlement of Failand. From 
the site assessment, the following themes have evolved that have 
shaped the proposals on this site. These are -

Site A - Distinct linear compartments and planes defined by 
hedgerows or tree lines. New hedgerows and green fingers to re-
instate this linear landscape mosaic. Masterplan street and block 
structure to reflect this linearity in structure and spatial feel

Site B - Distinct treescape associated with Tyntesfield; site lies at 
the interface and sharp contrast with hard existing urban edge; 
directionality of site towards south west

Site C - Small enclosed pocket defined by tall hedgerow and 
hedgerow trees, woodland clusters with a distinct viewframe of 
church in Lower Failand. Heritage markers and this view frame to 
be celebrated through appropriate landscape response. 

Linear field compartments in Site A

Failand Observatory in Site A to be retained and 
integrated within masterplan and public realm

Remains of the lime kiln identified from historic 
mapping located centrally within the western 
part of Site B. This site is now occupied by a later 
ruined building as shown

North south linear mosaic in Site A, field hedgerow lost to be reinstated

Scheduled Ancient Monument (SAM) 
in north eastern corner outside Site C

Visual corridor to be incorporated in masterplan 
between Failand and Lower Failand in Site C

Site of a lime kiln now contained 
within a small area of woodland in 
Site C

Sketching the varying grain of the sites
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KEY

Site area

Existing woodland (National forest 

Inventory)
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Parish boundary 

Contour line @ 0.5m intervals
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Overhead power (shown indicatively)
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Public Rights of Way - Footpath

Public Rights of Way - Bridleway
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Potential junction improvements

Potential access through new roundabout

Existing Grade II Listed buildings

Clifton Lodge boundary wall

Historic markers in landscape

Historic field boundary 1884/1931/Site A

Historic path 1884/Site C

Scheduled Ancient Monument (SAM)

Registered Park and Garden

Site of Nature Conservation Interest (SNCI)
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single trees and groups/hedgerows)
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Bus stop

400m (5min) & 800m (10 min) Walking 

isochrones from existing bus stops

Attenuation Basins
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Acre Wood SNCI
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3.1 FRAMEWORK MASTERPLAN | FAILAND IN FUTURE

‘Failand in Future’ is our commitment to creating a sustainable and beautiful 
community in Failand which protects the natural landscape assets surrounding the settlement 
and proposes a considered interface informed by a landscape led masterplan. 
This approach will ensure bio-diversity gain, provide significant community benefits that will be formed through engagement with Failand 
residents thereby making it a sustainable settlement and most importantly through a Landscape and Environmental Long Term Management 
Plan will safeguard the setting and value of the natural assets that surround Failand. 

In section 1.4.4 of this document, an indicative RAG based sustainability assessment had shown what it would take to make Failand a sustainable 
settlement. The proposed social, environmental and economic benefits shown below encapsulate our commitment towards Failand in Future 
and creating an integrated and sustainable community. 

Aff
 o

rdable hom

es

H
ig

h
w

ay
s i

mprovements &
 lin

ksU
p

 t
o

 5
00

 high quality ho
m

es

Awar
d 

w
in

n
in

g 
Redrow Hom

es develo
pm

ent

Sp
o

rt
s/

ac
tivity and natural p

layB
io

 d
iv

er
sity

 enhancem
en

ts

P
u

b
lic

ly
 a

ccessible open sp
ace

Tr
av

el
 P

la
n 

& electric charging p
o

ints  

Lo
ca

l s
chool for Failand C

om
munity facilities

Im
pr

ov

ed public transpo
rt

W
as

te
 m

an
agement & recyclin

g

FAILAND 
IN 

FUTURE

Lo
cal Post Of  ce

Su
p

p
o

rt
in

g 
f e

xible living &
 w

o
rking

Su
st

ain
able drainage 

En
er

gy
 ef  cient hom

es

Lo
w

 e
m

bodied carbon m
aterials

Lo
ca

l l
ab

o
ur

 &
 Construction M

an
agem

ent



N

Failand

Wraxall Piece

QEH Bristol City 
Football Club

Firebrands 
Hockey Club

Longwood House

Failand Lodge 
Farm

Belmont Lodge

Clifton Lodge

Manor Farm

Clevedon Road (B3128)

Flax Burton Road

Westo
n Road (B

3129)

Tyntesfield Registered 
Park and Garden

Ashton Hill 
Plantation

Bristol and Clifton 
Golf Course and Fifty 

Acre Wood SNCI

Site C

Site B

Site A
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3.2 COMMITMENT TO PLACEMAKING

Harrow Estates and Redrow Homes are committed to placemaking, 
delivering thriving and beautiful communities. As part of this 
commitment, we have developed the ‘Redrow 8’ - a set of 8 
placemaking principles that is our pledge to creating healthier and 
happier environment. This will be our approach to our commitment 
- Failand in Future.

We are led by our motto to listen to learn. Creating a sustainable 
community requires collaboration and working collaboratively with 
the community and stakeholders forms the very essence of what 
we do. 

We would like to work with you and through Redrow 8, contribute 
and uphold North Somerset Council’s pledge to Placemaking and 
the West of England Combined Authority Placemaking Charter. 
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3. Sustainable Procurement

We are committed to using locally procured products and labour: 
93% of products, services and labour procured locally. and we 
carefully choose our products with our standard specification 
including only those with low embodied carbon. Where possible, 
materials from the demolition process are separated and recycled. 
We use a large amount of timber in the construction of our new 
homes which are responsibly sourced and credibly certified. 

4. Waste and Recycling

We are committed to reducing the quantity of waste going 
to landfill. Last year 98% of our waste was recycled or reused, 
and there has been a significant reduction in the construction 
waste we produced over the past three years. We’re now actively 
working to reduce waste levels even further over the coming 
years.

Redrow is also a participating member of the Home Builders 
Federation (HBF) Waste Group which was set up for housebuilders 
to share best practice and of the Supply Chain School Waste 
Special Interest Group.

. 

3.3 COMMITMENT TO SUSTAINABILITY

Our Partners

From the design of our homes and developments, to 
the materials we purchase, the way we build and the 
information we give our customers on the use of their 
homes - Harrow Estates and Redrow Homes care 
about reducing our impact on the environment. 

We are actively encouraging the drive towards decarbonising 
the built environment and we continually monitor and evaluate 
progress against our environmental objectives. We have 
recently contributed to the UK Green Building Council’s Climate 
Commitment Platform and Climate Leadership Model, an online 
tool designed to profile the headline commitments and carbon 
targets of built environment organisations. Redrow Homes is now 
among the 27 companies listed on the platform, demonstrating 
the company’s commitment to continually drive improvements 
in social, environmental and economic performance.

The following points summarise the various aspects of our 
sustainability drive. 

1. Wildlife and Biodiversity 

Redrow were one of the first UK housebuilders to embark upon 
an ambitious plan to achieve verified biodiversity net gain across 
our developments. We recently launched a new Biodiversity 
Strategy with our partner the Wildlife Trusts, which will ensure we 
create developments that link-in with local ecological networks 
to improve air quality and reduce the Urban Heat Island effect.

3. Change and Carbon Reduction

Fabric First - In designing our homes, our first step is to provide 
excellent levels of insulation and maximise airtightness, as well as 
installing integrated energy-efficient appliances. 

•	 Heating - We are trialling new technologies of heating new 
homes are reviewing how the design of our homes can be 
adapted in response to the possible impacts of a changing 
climate in preparation of upcoming regulation changes and 
the government’s announcement. 

•	 Drainage and Water efficiency - To alleviate the effects of 
climate change and flood risk on our developments, we 
incorporate Sustainable Urban Drainage Systems (SuDS) to 
provide natural drainage of surface water and habitats for 
wildlife. Our homes are industry-leading in terms of water 
efficiency. 

•	 Use of Renewables -We are currently working with our energy 
supplier to examine greater use of renewables. The percentage 
of homes and apartments that have been connected to on-
site renewables or low carbon community energy was 32%. 
Additionally, we installed more than 763 electric-car charging 
points on our developments in 2019 and this number is set to 
rise in coming years. 

•	 Diesel Alternatives - Almost 50% of our direct greenhouse 
gas emissions come from use of diesel on our sites and 
consequently we have been working to reduce this during 
the year. 

•	 We are currently trialling a hybrid generator system with 
solar PV and a smart energy management system and will be 
looking to roll this out across our construction sites following 
further testing. Indications to-date show that a fuel saving of 
between 33% and 50% can be achieved using this technology, 
with the accompanying emission reductions, and they have 
an added bonus of noise reduction due to the reduced time 
the generator needs to operate. 

•	 We are also currently investigating the efficacy of Hydrotreated 
Vegetable Oil (HVO) with our supply partners, as an alternative 
fuel for site plant and equipment which we anticipate would 
reduce net CO2 emissions by up to 90%. 

•	 We have also been working to reduce site and office gas and 
electricity consumption. 

We are also active members of the Supply Chain Sustainability 
School’s Carbon Special Interest group, working with our 
industry peers to drive a reduction in carbon emissions from the 
supply chain through products, works and services procured. 
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3.4 MASTERPLAN PRINCIPLES

The site benefits from varying hierarchy of defined boundaries and landscape edges. A 
context responsive approach to each asset has been adopted 

1. Ashton Hill Plantation - Creating a multi-functional green and blue infrastructure 
ring that extends the interface zone of the Plantation, enhances bio-diversity value and 
creates a publicly accessible open space for leisure and activity routes and therefore 
safeguard this landscape asset.

2. Tyntesfield Park  - Respecting the existing woodland edge and tree-scape, preserve 
its character and open-ness with complementary landscape experiences, create a much 
softer and organic development edge than that along Flax Bourton Road, therefore 
creating a parkland character interface.

3. Failand Village Hall Edge  - Reinforcing the field boundary hedgerow/treebelt with 
considered additional planting, integrating public footpath with Failand, sensitive interface 
with Scheduled Ancient Monument and creating a softer edge-of-settlement interface 
that echoes with the surrounding landscape character. 

Nature and heritage conservation - Failand evolved from the triangular footprint 
of the Sixty Acre Plantation that formed part of the local cluster of plantations 
including Tyntesfield and Ashton Hill to the south, along with a ring of woodlands 
- Wraxall Piece, Fifty Acre Wood, Ox House Bottom/Markham Brook and Old Hill 
and New Forest SNCI to the north. Sat in this landscape are also remnants of local 
heritage which form part of the natural character. The masterplan incorporates 
an integrated response to both these natural and heritage assets. Site A has a 
distinct linear compartment made of existing and lost field boundaries which 
will be re-instated and will form part of the landscape mosaic for this site. Whilst 
the southern part will be naturalistic, the northern part will respect the adjoining 
‘lawn character’. Treescape of Site B will be complemented with sequence of 
landscaped spaces integrating heritage markers. Fluid character of Site C will 
define a softer settlement edge and a green visual corridor will be created to 
appreciate a distinct view frame of the church in Lower Failand. 

A. Creating a Responsive Landscape Interface B. Working with Nature and Heritage

The following four diagrams demonstrate our approach to placemaking and show the layering of design principles that has informed the illustrative masterplan. The masterplan is evolving and we 
would like to work forward with you and the community to shape it further and make it work for Failand residents. The principles show how we have taken the site characteristics into consideration 
through informed technical assessments and how a landscape-led approach can be adopted to create a responsive, beautiful and thriving community here at Failand.  

1

2

3

SITE A

SITE B

SITE C

SITE A

SITE B

SITE C

N N

View towards St. Bartholomew’s 
Church spire in Lower Failand
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A community is successful when it’s well integrated and works collaboratively

The success of creating a successful Failand in future will be through a collaborative 
approach with the local community. Part of the integration strategy is to provide 
a circular route as shown in yellow, that will include improvements to existing 
public rights of way, improved signage along footpaths and a hierarchy of routes 
through the development promoting walking and cycling and a healthier lifestyle. 
Along these routes, will be markers to aid legibility. The variety of spaces may range 
from activity zones such as pitches or even a soft landscaped BMX track next to 
existing pitches in Site A, visitor centre and improved safe access to Ashton Hill 
Plantation, improved signage in the existing village, community park meadows, 
community allotments in site B interspersed with pocket greens, linear natural 
walks and orchard and circular walk in Site C. Equipped play and natural trails will 
form part of this experience positioned such that they are easily accessible, safe 
and available to the existing residents of Failand.

Creating a beautiful environment responding to edge conditions

The hierarchy of landscape interface zones will set the backdrop to create a 
variation in character and streetscene. Material palettes will be carefully selected, 
street design and boundaries designed to create sequential experience. The 
variation will range from a parkland character to north of Site A, suburban 
picturesque respecting the linear green fingers in the middle, rural/woodland 
edge to the south of Site A. Site B and C will be designed to complement their 
individual site characteristics with the extension of the suburban fabric from 
Flax Bourton Road along with a more formal, unique palette to respond to the 
Tyntesfield Park edge and the wider open countryside informed by local patterns 
of materials. The development will be planned as a whole and will including 
sequences of nodes that will intertwine through the development and create 
focal spaces for activity, leisure and appreciation. 

C. An integrated & well connected  ‘Failand in Future’ D. Context responsive & beautiful character

SITE A

SITE B

SITE C

SITE A

SITE B

SITE C

N N
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Schedule of Areas Ha Ac

Total Site Area 39.90 98.59

Proposed Residential Area 14.30 35.32

Education 1.10 2.72

Open Space Provision 24.50 60.53

- Formal parks and public gardens (urban) 0.45 1.10

- Formal parks and public gardens (rural) 5.45 13.47

- Community parks 4.85 11.98

- Neighbourhood Open Space 3.25 8.03

- Woodland 1.8 4.45

- Conservation sites (rural) 1.44 3.55

- Green corridors 6.81 16.83

- Allotments 0.30 0.74

- Play provision 0.15 0.37

Total number of new homes Up to 500

3.5 EVOLVING 
LANDSCAPE LED 

MASTERPLAN
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3.7 LANDSCAPE LED MASTERPLAN - SITE A

Site A - Land east of Weston Road

The masterplan for Site A - Land east of Weston Road incorporates the 
following features - 

•	 Retention of the mosaic of linear hedgerows and enhancement  
through proposed new hedgerows along lost field boundaries;

•	 Variety of open spaces include multi-functional southern green 
corridor along Ashton Hill Plantation to the south and south east, 
Activity zone including sports pitches or adventure play or BMX track 
to the east,  Green square east of retained Failand Observatory and 
Square, multi-functional green fingers and pocket parks interspersed 
in the masterplan structure; 

•	 Principal all modes access through proposed roundabout from 
Weston Road/Hill Drive intersection and secondary access from 
southern part of Weston Road;

•	 Pedestrian and cycle access at two points to Ashton Hill Plantation 
and into the eastern Public Rights of Way (PROW) at the north-
eastern corner. A north-south pedestrian and cycle route will 
connect from Clevedon Road through Weston Road in the north, 
through the site and into Ashton Hill Plantation to the south;

•	 A visitor/information centre potentially with bike store/cafe with 
improved grasscrete parking area at the southern corner of site for 
visitors of Ashton Hill; and

•	 Highways improvements sensitively considered to provide safe 
access and crossing at Flax Bourton Road and Weston Road 
intersection with considered response to views of Clifton Lodge.

N

Schedule of Areas - Site A Ha Ac

Total Site Area 21.31 52.66

Proposed Residential Area 9.09 22.46

Open Space Provision 12.22 30.20

- Formal parks and public gardens (urban) 0.45 1.10

- Formal parks and public gardens (rural) 0 0

- Community parks 3.25 8.03

- Neighbourhood Open Space 2.42 5.98

- Woodland 0.45 1.12

- Conservation sites (rural) 0 0

- Green corridors 4.48 11.07

- Activity zone 1.10 2.72

- Play provision 0.80 1.98

Total number of new homes Up to 310

Site A Landscape led masterplan
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Site B - Land west of Flax Bourton Road

The masterplan for Site B - land east of Weston Road incorporates the following features - 

•	 Proposals to work with site’s unique topography and ridge line;

•	 Variety of open spaces include parkland character Tyntesfield Plantation interface incorporating  
a Community Park, orchard, community allotment, natural play trail, equipped play area 
close to school, heritage marker, small parking area for visitors, tree clusters to create bio-
diversity corridor and pocket green spaces interspersed within development structure; 

•	 Principal all modes access through proposed roundabout from Flax Bourton Road/Jubilee 
Drive intersection; secondary access from Flax Bourton Road providing separate drop off 
area to primary school and access to community facility;

•	 Pedestrian and cycle access at two points to create circular walk- southern access from Flax 
Bourton Road and northern access from Clevedon Road; and 

•	 Existing ditch running along Flax Bourton Road within the site transformed into multi-
functional green and blue infrastructure corridor with frontage creating a spatial dialogue 
with existing settlement edge. 

Site C - Land north of Clevedon Road - The masterplan for Site C - land north of Clevedon Road 
incorporates the following features - 

•	 Village pond with strengthened tree planting along northern boundary, noise mitigation 
landscaped features along Clifton Road and orchard interface with Scheduled Ancient 
monument; 

•	 Main access from Clevedon Road with circular walk and pedestrian/cycle access into 
northern PROW; improved soft modes access restoring historic route and connecting to 
Failand Village Hall; and 

•	 Development pattern to create smaller pockets of homesteads laid out within green fingers.

3.8 LANDSCAPE LED MASTERPLAN - SITE B & SITE C

N

Schedule of Areas - Site B Ha Ac

Total Site Area 14.32 35.38

Proposed Residential Area 3.33 8.22

Education 1.10 2.72

Open Space Provision 10.99 27.16

- Formal parks and public gardens (urban) 0 0

- Formal parks and public gardens (rural) 5.45 13.47

- Community parks 1.13 2.79

- Neighbourhood Open Space 0.64 1.58

- Woodland 1.17 2.89

- Conservation sites (rural) 1.14 2.82

- Green corridors 1.10 2.72

- Allotments 0.30 0.74

- Play provision 0.6 0.15

Total number of new homes Up to 130

Schedule of Areas - Site C Ha Ac

Total Site Area 4.27 10.55

Proposed Residential Area 1.88 4.65

Open Space Provision 2.39 5.90

- Formal parks and public gardens (urban) 0 0

- Formal parks and public gardens (rural) 0 0

- Community parks 0.47 1.16

- Neighbourhood Open Space 0.19 0.47

- Woodland 0.18 0.44

- Conservation sites (rural) 0.30 0.74

- Green corridors 1.23 3.04

- Allotments 0 0

- Play provision 0.2 0.49

Total number of new homes Up to 60

Site B and C Landscape led masterplan



Deliverability and Engagement

As demonstrated in this document, our initial technical assessments 
have shown that the site is capable of delivering up to 500 high 
quality new homes including affordable housing through a 
sensitively considered and landscape/bio-diversity led design 
response. The site is immediately available for development and 
the proposals in this sustainable location of Failand will significantly 
support the District’s need for new homes. 

Working with the local community and key stakeholders will enable 
the creation of a well-planned future for Failand. As identified by 
the Council, people value the open countryside and the Covid-19 
pandemic has increased our value of it. 

The natural setting of Failand includes a woodland ring that provides 
the opportunity to incorporate a considered landscape interface 
and create a sensitively considered and contained development 
keeping with individual site characteristics and context. 

Failand benefits from being located on a transport corridor with 
significant opportunity and alongside its natural setting enables 
Failand to offer the best of both worlds and this unique two fold 
asset can be an attractive feature for new homes in this location

Harrow Estates has a proven track record in transforming complex 
sites into quality places to live. As part of Redrow Group, all sites 
promoted through the planning system by Harrow will be delivered 
by Redrow Homes, who are currently developing a range of carbon 
neutral housing which along with potentially on-site renewable 
energy generation, would allow for a truly sustainable development 
to meet the needs of future generations. 

Detailed development proposals for the sites along with further 
work and consultation will be undertaken with stakeholders and 
the community to understand local needs which will inform the 
mix of uses and landscape spaces. 

The challenges of meeting the needs for the delivery of new homes 
in sustainable locations, responding to the climate emergency and 
working in partnership with developers committed to placemaking 
makes the proposed development at Failand, being promoted by 
Harrow Estates an excellent choice to meet the future housing 
needs of North Somerset and the current and future requirements 
of the local community.

3.9 WORKING WITH YOU



Harrow Estates is continuing to 
commission further surveys and 
related work to evolve our initial 
proposals. 

As part of the design evolution 
process, we would like to work 
in partnership and engage with 
North Somerset Council, Wraxall 
and Failand Parish Council and 
other stakeholders to discuss 
how a sustainable and beautiful 
residential development in Failand 
can be collaboratively  shaped, 
can contribute positively to the 
existing community and deliver 
much needed beautiful homes and 
required infrastructure in a very 
sustainable location. 
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