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NORTH WEST NAILSEA - HEATH FARM
INSTRUCTION
Floyd Matcham are appointed by Gleeson Developments Ltd to undertake a Preliminary
Landscape Appraisal of the proposed mixed use allocation at North West Nailsea, to assess
landscape constraints and opportunites for accomodating the proposed development.
PROPOSED ALLOCATION
The site is a proposed allocation for a mixed use development in the North Somerset Sites and
Policies Plan Consultation Draft. Policy NA2 states:
“The development of land at north west Nailsea as shown on the Proposals Map
for mixed use will be supported. Proposals must include:
•
•
•

•
•
•
•
•
•
•
•
•
•

residential development up to 450 units, including appropriate provision of affordable housing;
employment use at least 1.5ha, to include small scale B1 and B2 uses;
community uses including provision of an improved playing field with changing facilities,
to replace the existing playing field, together with a further playing field, both of good
quality with good drainage to STRI (Sport Turf Research Institute) standard;
a high quality of urban design which emphasises the importance of placemaking;
protection of existing trees and hedgerows as appropriate and their integration into the
overall landscaping proposals;
protection of the adjacent Tickenham, Nailsea and Kenn Moor Site of Special
Scientific Interest and the introduction of a minimum 10m buffer zone from it within the site
and adjacent to the Parish Brook;
measures to minimise the adverse impacts of the development on the local road network;
measures to encourage sustainable transportation alternatives to the private car,
including travel plans, pedestrian and cycleway connections and cycle parking;
protection of living conditions of existing residents and future occupants;
measures to address drainage and flood mitigation issues, and the protection of an 8m
access easement to the Parish Brook;
the diversion, as appropriate, of overhead power lines; and
proposals for the retention or suitable diversion of existing public rights of way.”

PLANNING HISTORY
The following Physical Characteristics and Policy Areas are shown on Plan 1 at Appendix 1.
The site was first allocated in 1992 for 200 houses in the Local Plan and outline planning
permission was granted subject to a Section 106A agreement. This was not completed. The
allocation was carried forward in the 2000 Local Plan and then also in the draft Replacement
Local Plan in 2002 for 400 dwellings.

A planning application for 469 dwellings was submitted at that time but was withdrawn after
the site was deleted from the Plan.
LANDSCAPE AND VISUAL BASELINE SUMMARY
The current proposed North West Nailsea allocation comprises eleven fields at Heath
Farm covering an area of 18.5ha on the immediate built up edge of Nailsea. The
allocation site has an elongated configuration with its main axis running from south-west
to north east.
Ten of the fields can be described as small to medium in size with one large field occupying
over a third of the site. Each field is managed as grazing pasture except for one field, located
in the centre of the site, which is used as playing fields for a football club. The field system is
generally enclosed by hedgerows with mature hedgerow trees. A few field oaks are found
towards the southern end of the site. The farm buildings are located close to Fryth Way which
is currently the main access to the site.
The only built form on the site comprises the buildings of Heath Farm and a pavilion on the
playing field.
The long western boundary runs partly along The Causeway but mostly follows a drainage
ditch which continues around the short and convoluted northern boundary. The short southern
boundary runs along Watery Lane. The long eastern boundary is defined by rear gardens of
properties along Causeway Edge and Godwin Drive.
There are three public footpaths, all crossing the site from south-east to north-west, as shown
on the Existing Uses Plan
Two 132kv overhead electricity transmission lines (ETL) owned by Western Power cross the site
on pylons on a north east to south west alignment. These were constructed in 1933 and 1958
respectively. One ETL runs along the edge of the eastern boundary close to the rear garden
boundaries of the adjoining houses. The second ETL bisects the site.
In terms of topography, the site has well-defined but gradual slope from east to west,
descending from about 13m AOD at the highest point to about 6m AODm on the northwest boundary. This slope defines the north-west edge of the plateau on which most of
Nailsea is built. To the north-west, there is a clear break of slope where the level landform of
the Tickenham Moor begins.
The adjoining land uses comprise an established residential area on the eastern boundary
and farmland in the Green Belt to the north. To the west and north, the site also adjoins the
Tickenham, Nailsea and Kenn Site of Special Scientific Interest (SSSI).
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Landscape character – the site was excluded from the North Somerset Landscape Character
Assessment 2005 (LCA), presumably reflecting its long history of being identified or allocated
for development. However, in our view, there was no reason to exclude existing undeveloped
land from the Landscape Character Assessment as this has left a gap in our understanding
of the landscape setting of Nailsea. In the absence of any assessment, our view is that this
site would logically be located within the K1: Nailsea Farmed Coal Measures Landscape
Character Area.

important for a diverse invertebrate fauna including molluscs such as the nationally rare pea
mussel, the nationally rare great silver water beetle and a nationally scarce soldier fly.
There is very little settlement in the area, with a small number of rendered farmhouses with large
scale modern farm buildings, while along the B3030 there are some older stone buildings, with
clay roofing tiles and slates along with some suburban style dwellings. The historic settlement
at Tickenham includes the Church of St Quiricus and St Julietta, dating from the 11th century
and Tickenham Court, c.1400.

In the description of the K1 Landscape Character Area, the LCA states:
“The small to medium sized irregular and sinuous fields typical of early medieval enclosure
cover most of the area and are used for grazing both sheep and cattle. This has broken down
in places where horse paddocks have been introduced. On the lower land within the area,
where Nailsea Farmed Coal Measures meets A3: Kenn and Tickenham Moors the fields are
bounded by a series of ditches and rhynes, with rich biodiversity, holding the most ecological
interest in the area. Further up the slopes a network of drystone walls divide the fields, which
are frequently overgrown with ash and in some places look like and are being managed as
hedgerows. There are also numerous trees along the field boundaries throughout the area.
The stone walls around properties are by contrast well maintained and strengthen the
vernacular character of the area. The majority of the settlement and farm buildings are
also constructed with local stone and often rendered. Farms and residential properties are
generally dispersed or in small groups, such as West End, along the narrow rural roads. Small
rural roads leading off the higher ground to give access from the farms to the former common
land of the Moors for seasonal grazing, an ancient pattern still in place and in use.”
The Landscape Strategy for this LCA is as follows:
“The landscape strategy for Nailsea Farmed Coal Measures is to conserve the intact medieval
landscape of pastoral fields and scattered stone farmsteads, and to restore those minor
elements that are declining, most notably the drystone walls.”
The proposed allocation site immediately adjoins the A3 Kenn and Tickenham Moors LCA. This
is an extensive landscape character area which is important because it provides the main
countryside setting to the allocation site. In the description of this area the LCA states the
following
“The majority of the character area is covered by the Tickenham, Nailsea and Kenn Moors
SSSI. This site is comprised of agricultural grazing marsh and a network of ditches and rhynes
which support exceptionally rich plant communities. Species recorded from this site include,
common and thread-leaved water-crowfoot and frogbit. Nationally rare species are also
found here such as the hairlike and fen pond weeds and whorled watermilfoil. The SSSI is also

The sense of passing though a highly distinctive, remote wet lowland landscape is strong while
traversing the few roads that cross the area such as the Causeway and the Nailsea Wall,
emphasised by the rising land at the edge of the Coal Measures and the density of settlement
on the higher ground. There is little access to the heart of the area which remains the peaceful
province of cattle, sheep and wildfowl.”
The Landscape Strategy for this LCA is as follows:
The overall strategy for the Kenn and Tickenham Moors area is to conserve the remote, rural,
pastoral character of the landscape with its extensive open areas of grassland, and its network of
ecologically rich drainage channels and hedgerows. There are also opportunities to strengthen
the landscape character in some areas for instance by selectively reinstating scrubbed over
ditches and careful control and screening of ribbon development along the B3130.
VISUAL CHARACTER
The visual character of the site is usefully illustrated by reference to the following photographs
in Appendix 2.
Photograph 1 is a view from the south-west corner of the site, showing the open, gently-sloping
character of the fields under pasture at the south-west part of the site. A mature hedgerow
with hedgerow trees runs along the boundary with The Causeway and the ditch defining
the south-west site boundary follows this hedgeline. There are further mature hedges along
Watery Lane on the right of the view
Photograph 2 shows a view looking back towards the southern part of the site from a farm track
at the end of Fryth Way. This shows the ETLs that cross the site and an intervening hedgerow
and tree line that separates the smaller fields in the north part of the site from the large field to
the south. The unscreened urban edge formed by the houses and gardens that overlook the
allocation site is seen on the left of the view. There is only a gentle slope in this part of the site.
In the view looking back towards Nailsea from the small village of Tickenham (to the northwest of Nailsea), seen on Photograph 3, the unscreened urban edge described above can
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be seen. The existing houses and gardens are only partly screened by intervening vegetation,
when seen across the low-lying and open ground at the edge of The Levels. However,
the urban edge is some distance from Tickenham and it can be seen that the absence
of development on the site assists in keeping a rural setting Tickenham and the moor that
surrounds the settlement.
There are no clear public views into the northern part of the site from the surrounding residential
area, as the field pattern here is mainly enclosed. The northern part of the site can only be
seen clearly from within the site, for example crossing on Public Footpath LA13/10/20.

Some mitigation would be achieved by creating a broad landscape buffer zone on the west
side of the allocation (see below) but new housing and employment development on the
higher part of the site would still be likely to generate adverse visual impacts. These would be
exacerbated if high density development is constructed. Consequently, potential adverse
visual impacts could best be mitigated by ensuring that new development is constructed
to a low or medium density (not exceeding 25 dwellings per hectare overall), so as to allow
sufficient space for establishing a robust and generous internal landscape framework within
the new development areas. That would help to soften and break up the visual impact of new
built form. The new landscape framework would also help to screen the existing unrelieved
urban edge.

SUMMARY OF EXISTING LANDSCAPE AND VISUAL CHARACTER
TICKENHAM, NAILSEA AND KENN MOORS SSSI.
The landscape character of the proposed allocation site is derived from the main land use,
namely farmland under pasture with a network of fields enclosed by mature hedgerows and
hedgerow trees. This is considered to be representative of the K1 Landscape Character Area,
albeit that the site has been excluded from the LCA (see above).
In both visual and physical terms, site currently acts as a buffer of open countryside between
the urban edge of Nailsea and the distinctive moor landscape of the Tickenham, Nailsea
and Kenn Moors SSSI. In visual terms, the site comprises an undistinguished but pleasant
tract of countryside. However, its visual character is affected by the presence of the largely
unscreened urban edge on its east boundary and the presence of two overhead ETLs. Both
of these elements are visual detractors.
CONSTRAINTS AND OPPORTUNITIES
In terms of its intrinsic landscape character, the site is relatively unconstrained as it should
be possible to achieve new residential and employment development within the landscape
framework provided by existing hedgerows and tree lines. Moreover, the site is gently sloping
and there are no other important landscape features which would need to be conserved.
However, in relation to visual amenity and certain other factors (including factors not directly
related to landscape character and visual amenity), the capacity of the site to accommodate
extensive development may be more restricted than is anticipated by draft policy NA2. These
factors are explored below.
VISUAL AMENITY
New urban development in this open landscape will be visually prominent in views looking
from the west across the intervening moor. The effect of development will be to bring the
edge of the Nailsea urban area much closer to the edge of the SSSI unless measures are
included to mitigate this potential adverse impact.

Policy NA2 suggests sets that a minimum 10m wide buffer zone adjoining the SSSI should
be provided as part of the masterplan. However, in our view, the findings of the Council’s
own LCA should be taken into account in the wording of this policy. The LCA suggested a
strategy for conserving the remote, rural, pastoral character of the moor landscape and we
are doubtful if that can be achieved when the setting of the moor is only protected by a 10m
wide buffer. The Policy should take the LCA into account by proposing a significantly wider
protective landscape buffer adjoining the SSSI.
MICROCLIMATE
The site is very open to the prevailing south-west winds from the moor, a flat area of land that
extends some 5km to the west with low lying land continuing to the Bristol Channel coast
8km away. Although there are some tree lines and hedgerows across and around the edge
of the site that would be protected and integrated into the development proposal, these
would only offer some climatic protection. Design measures should include significant areas
of planting on the western side of the site to provide good shelter for residents of the new
development.
OVERHEAD ELECTRICITY TRANSMISSION LINES
National Grid proposes to provide additional capacity to the transmission system in the South West
as part of the now approved Hinkley C power station. To achieve this, National Grid announced in
November 2012 a draft route for a new 400kv ETL between Bridgwater and Seabank.
The draft route runs past the west side of Nailsea in a preferred route corridor that includes
both the site and part of the Tickenham, Nailsea and Kenn Moors SSSI. Although there are
plans to bury just over eight kilometres of the connection underground through the Mendip
Hills Area of Outstanding Natural Beauty to the south the new 400kv ETL passing Nailsea will
be an overhead line.
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On the Hinkley Connection consultation website the National Grid states that part of the
overall proposal is to remove the existing Bridgwater to Avonmouth 132kv overhead ETL that
crosses the centre of the proposed allocation site, once the new 400kv line is in place. The
132kv power line along the eastern boundary appears to be unaffected. However, although
the draft route of the new 400kv power line has not been the subject of a planning application
yet, it seems inevitable that its impact on the SSSI will be a major environmental issue. It is not
inconceivable that the final route for the 400KV overhead ETL could follow a more easterly
alignment within the preferred route corridor. This might mean that the ETL is routed through
part of the draft allocation site. The likely timing for these major changes is unknown but,
given the long lead times planned for the construction of Hinkley C, it is highly unlikely that
changes will be confirmed and implemented early in the plan period.
There is no nationally agreed guidance on separation distances between overhead power
lines and housing on new residential developments. Similarly, there are no agreed exposure
limits to EMF emissions despite well-publicised campaigns raising health issues. However there
are national safety clearances for structures and tree planting under power cables.
Taking these factors into account, in current masterplanning practice there are good
operational and amenity reasons for not siting built development directly beneath or
immediately adjacent to overhead power lines. Instead these areas can be used for transport
routes, parking, sustainable urban drainage, landscaped open spaces...
CONCLUSION
Having regard to all of the above factors, it is evident that the capacity of the site to
accommodate an extensive residential development with associated employment uses
is significantly constrained. Moreover, given the uncertainty (both as to the route and the
timing of construction) about the future route of the new Hinkley C connection, it seems
likely that the existing 132KV overhead ETL will be retained well into the plan period. In reality,
notwithstanding the absence of clear national guidance, that will effectively exclude built
development from a broad corridor crossing the site.
In our view, the proposed allocation site is significantly constrained for the reasons set
out above. More detailed work would need to be undertaken by the District Council to
demonstrate that its target delivery of 450 dwellings and (minimum) 1.5ha of employment
development, can realistically be achieved within the plan period.
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ADDENDUM APRIL 2016
INTRODUCTION
In February 2016, North Somerset District Council published its Site Allocations Plan Consultation
Draft. The Consultation Draft retains a residential allocation for land at North-West Nailsea
under draft policy SA2 which states:
“Residential sites of 10 or more units are shown on the Proposals Map and set out at
Schedule 1 together with any specific site-related requirements or key considerations to
take into account. All allocations will be expected to comply with other relevant policy
considerations, including affordable housing.”
In schedule 1, the entry for North West Nailsea notes a site capacity of 450 dwellings but this
is considered to be a maximum. It also notes that pylons (i.e. the existing overhead electricity
transmission lines or ETLs) are to be removed and that a 123KV ETL will be laid underground on
the northern boundary.
THE HINKLEY POINT C CONNECTION PROJECT
In the intervening period between publication of the Council’s 2013 Sites and Policies Plan
Consultation Draft and publication of the 2016 Site Allocations Plan Consultation Draft,
National Grid has applied for and obtained consent for the works required to construct the
connections to the proposed Hinkley Point C Nuclear Power Station. These works are known
as the Hinkley Point C Connection Project. Development Consent for the project was granted
by the Secretary of State on 19th January 2016 under Section 114 of the Planning Act 2008.
The approved works are shown in detail in the plans and documentation accompanying the
application, and these include detailed works plans for each section of the route. National
Grid’s document 4.1.5 contains the large scale works plans for the central section of the route
extending south from Nailsea (Section D - Somerset Levels and Moors North). Sheet 13 is the
works plan for the section of the route that runs past the north-west side of Nailsea and this
takes in the proposed allocation site. This plan is reproduced at Appendix 3.
The works plan shows that the approved route for the new 400KV connection lies outside
the allocation site on an alignment very similar to that indicated on the plan at Appendix 1,
which showed the then proposed route in 2013. The Works Plan also confirms that the existing
overhead ETL lines that runs through the site, together with a second ETL that runs close to the
south-west boundary, will both be removed.
As anticipated in the text of the 2016 Site Allocations Plan Consultation Draft, an underground
ETL will be installed across the proposed allocation site and the route of this cable is shown
on the works plan. However, the route of this ETL does not run along the northern boundary of
the site. Instead, the ETL enters the site near the south-west corner and then heads north-east,

approximately mid-way between the north-west and south-east boundaries, before turning
north to cross the central section of the north-west boundary.
IMPLICATIONS OF THE APPROVED HINKLEY POINT C CONNECTION PROJECT
In the conclusions to our 2013 Landscape Appraisal, we drew attention to various constraints
that would affect the capacity of the proposed allocation site, including the uncertainties
surrounding the works relating to the Hinkley Point C Connection Project. In respect of the
routes for the new ETLs, those uncertainties have now been clarified, although timing of
implementation remains uncertain (see below).
It seems clear now that, while the proposed allocation site will not be directly affected by
the main 400KV overhead ETL, part of the site would be directly affected by the proposed
underground ETL. The latter would need to run in an easement wherein no built development
could take place. Because of the alignment of the approved route, the effect of the new
underground ETL would be to isolate a substantial area of land in the south-west part of the
site lying between the route of the ETL and the stream forming the north-west boundary.
We consider that this constraint would significantly affect the ability of the proposed allocation
site to deliver 450 units. Accordingly, we recommend that further consideration is given as
to the realistic maximum capacity of the site, having regard also to the other constraints
mentioned in our earlier conclusions.
It should also be noted that the potential for delivery of new housing on this site is also
constrained by the absence of any firm delivery date for construction of the Hinkley Point C
connection. On its website National Grid states that construction of the connection is unlikely
to start in 2016 whilst the published timeline for the whole connection runs until 2022. Timing
for removal of the overhead ETLs and installation of the underground ETL are not known at
this stage. There is also considerable uncertainty at national level regarding the starting date
for construction of the Hinkley Point C nuclear power station and a formal construction start
date has yet to be announced. These factors suggest that the site would not be available for
development until a much later date in the plan period.
SUMMARY
Taken together with the other constraints mentioned in our 2013 conclusions, confirmation
of the route for a new underground ETL in the south-west part of the site, coupled with the
uncertainty of timing for delivery of the HInkley Point C Connection Project, means that there
is now considerable uncertainty about the capacity and availability of this site to meet
Nailsea’s housing needs.
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APPENDIX 3: WORKS PLAN SHEET 13 (NATIONAL GRID DOCUMENT 4.1.5 FOR
THE HINKLEY POINT C CONNECTION PROJECT, SECTION D)
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