
Comments on the Residential Site Assessment for Wrington 

Land south of Cox's Green HE14179, South of Wrington NS0120 and 

Butts Batch NS0121 

 

We support the Council's decision not to include the Cox's Green site in the Site Allocation 

Plan. We agree with the Council that the scale of the Cox's Green development would be 

excessive for the village and the site is remote from village services, with narrow roads 

leading to the village. However, there are other issues and factors that we feel substantiate 

the decision not to develop this land that should be recognised within this assessment for 

the site and any future assessment for the site, regardless of the size of development. 

Taking these into consideration, we feel that some of the RAG ratings given in this 

assessment need amending. 

 

Please note that many of the issues addressed below regarding healthcare, the 

school, employment, nearest town, etc are also relevant to the other 2 sites 

assessed in Wrington, at Butts Batch NS0121 and South of Wrington NS0120. We 

also support the Council's decision not to include these 2 sites in the Site Allocation 

Plan. 

 

Section 1.2 Access to healthcare 

The site has been allocated an Amber rating - Limited healthcare provision provided in 

nearest settlement. The Doctor's surgery in Wrington was closed in 2013 and relocated to 

Churchill. Since that time a couple of appointments a day are made available in the village 

for those residents who do not have means of transport to the new surgery. Other 

residents are not able to make use of this service. The service itself is very limited and 

often not suitable for appointments with a doctor, who require  patients to attend the 

surgery in Churchill as the nature of their appointments require the use of the facilities 

there. Due to the basic facilities available at Wrington, often a patient seen at Wrington will 

then need to make a further appointment to be seen in Churchill anyway. 

 

We feel that any development at the site at Cox's Green, its location and lack of public 

transport, would require householders to have their own means of transport and it is highly 

unlikely that people buying a property at this site would not have their own car. Therefore, 

the limited GP service in the village would not be available to them and in any case, 



residents would most likely need to travel to the Churchill surgery to make use of the 

facilities there. So we feel that the RAG rating of section 1.2 should be changed from 

Amber to Red – No GP/ healthcare provided within nearest settlement, as this is highly 

likely to be the case for any residents purchasing houses at this location. 

 

Section 2.2 Primary Education 

The site has been allocated a Green rating - Primary School with capacity to expand. If the 

site at Cox's Green was already developed, in 2 of the last 3 years, children from this site 

would not have been allocated places at Wrington School, as the distance from home to 

school from this site is further than the distance of the last allocated place for these years. 

This has been recognised by the Council in this consultation in the assessment of  

Wrington within the Assessing Sustainability and Settlement Hierarchy in rural Settlements 

document, which states that there are “No places at Wrington Primary School”. One of the 

main reasons that people move to Wrington is to “settle down” and have families. It is 

highly likely that the majority of people buying houses at this site would be families, who 

would struggle to find places at Wrington School. Therefore, we feel that the RAG rating 

for 2.2 Primary Education should be changed from Green to Amber – Primary School with 

limited capacity. It should also be recognised that the roads leading into the village from 

this site do not have pavements so the Council would need to provide a school transport 

service for children from this site to Wrington School and also, children not successful in 

obtaining places at Wrington School, would need to be provided with transport to other 

schools. 

 

Section 2.3 Opportunities for people to work locally 

The site has been allocated a Green rating -  Good access to a wide range of local job 

opportunities. Although the site is adjacent to Havyatt Industrial Estate and close to the 

Burnett Industrial Estate, these estates are only small and provide limited employment to 

residents in the village. The close proximity to these sites alone, should not result in a 

Green rating. The actual availability of job opportunities here and within the village needs 

to be taken into account, which is considered low. This has been recognised by the 

Council in this consultation in the assessment of  Wrington within the Assessing 

Sustainability and Settlement Hierarchy in rural Settlements document, which states 

“...some offices and shops which were trading only a few years ago are now houses and 

flats. The banks have closed. Business start-ups recorded as 24, which is one of the 

lowest recorded across the district.” The RAG rating in this document for Wrington under 



Economic – Thriving is A- (Amber minus). 

 

The other 2 sites assessed at Butts Batch and South of Wrington, have been given an 

Amber rating and we feel that the site at Cox's Green should also be given an Amber 

rating. All 3 sites, as is the whole of Wrington, are in close enough proximity to the 

Industrial Estates and local businesses, to be easily accessed if job opportunities did 

become available. It is the lack of available job opportunities arising from these small 

businesses that is the main issue and to say that there is a “wide range of job 

opportunities” is not the case.  Therefore, we feel that the RAG rating for 2.3 should be  

changed from Green to Amber – Fair access to a range of local job opportunities. 

 

Section 2.4 Distance to nearest town 

The site at Cox's Green has been given an Amber rating, 5 – 10 Km to nearest town. The 

nearest town from this site is Nailsea which is more than 13.7 Km away. Therefore the 

RAG rating for 2.4 needs to be increased from Amber to Red – further than 10 Km from 

nearest town. 

 

It should be noted that although Wrington has been classed as a Service Village within this 

consultation, since this classification was allocated via the Core Strategy, the Doctor's 

Surgery has been relocated to Churchill and the Bank has closed. So we feel that its 

status as a Service Village is no longer appropriate, as it no longer meets the criteria of a 

Service Village set out in the Core Strategy. 

 

Section 4.2 Biodiversity 

The site has been given an Amber rating - Potential impacts can be mitigated. However, as 

far as we aware no detailed biodiversity/ ecological study has been carried out for this site, 

so although this site currently has an Amber rating, it must be assumed that this may need 

to be changed from an Amber to a Red – Potential major impacts on protected species 

and habitats, if further studies provide such evidence. 

 

Section 4.3 Landscape 

The site has been given an Amber rating - Site development may have some adverse 

impact. We feel that developing this site on the edge of the village would affect the rural 

setting of the village and also its character. The road leading out of the village also has a 

clear view of the Mendips AONB, which potentially could be inhibited by development at 



this site and in the reverse, a development here is likely to have a negative impact on the 

view from the Mendips over Wrington. 

 

Section 4.5, Agricultural Land Classification 

The site has been given a Green rating - Non BMV/ Agricultural Land. This is a greenfield 

site, comprising a number of fields that are agricultural land and currently used for this 

purpose by a Wrington farmer. Wrington is recognised as having a mainly high probability 

of BMV as stated by the Council in this consultation in the assessment of  Wrington within 

the Assessing Sustainability and Settlement Hierarchy in rural Settlements document. Soil 

sampling carried out by MAFF in the area on the west side of Havyatt Road in 1990 

showed the land to be mainly Grade 3a, with a small area of 3b. Climatic factors such as 

temperature, rainfall, aspect, exposure and frost risk, site and soil type affecting 

Agricultural Land Classification are not going to differ significantly at this close proximity. 

Therefore, the rating for 4.5 for this site needs to be changed from Green to Amber – High 

probability of BMV or site is partially BMV land.  The other 2 sites listed for Wrington 

already have an Amber rating and the site at Cox's Green needs to be amended to also 

reflect this rating. 

 

Section 4.6 and 4.7 Flooding and surface water flooding 

The site has been given an Amber rating. 4.7 is the extent to which sites that are within 

High, Medium or Low risk of flooding, as identified by the EA Flood risk mapping. An 

Amber rating refers to a less than 10% risk of flooding. 

 

From looking at the EA's online Risk of Flooding from Surface Water map, the area in and 

around the south and south-west of the proposed site, including Havyatt Road, and a 

smaller area in the east of the proposed site have already been highlighted by the EA as 

areas where surface water flooding could result of rainfall. Also Cox's Green road running 

along the northern edge of the site and Cox's Green road to the north-east of the site 

heading into the village have also been highlighted. These areas have been identified by 

the EA as High Risk – Greater than 1 in 30 (3.3%) chance of flooding. The criteria 

descriptions for the RAG ratings for surface water flooding do not seem to match those of 

the High (1 in 30), Medium (1 in 100) and Low (1 in 1000) risks identified by the EA. 

However, we can only assume that a High risk should be given a Red rating, as this is the 

highest risk possibly given by the EA. 

 



During times of heavy rainfall we see a lot of surface water at these locations, much of 

which drains directly from the proposed site due to it's and the surrounding area's 

topography. On occasions roads are impassable due to the extent of flooding and in 2013 

Lindon Lea house on the north-east corner of Cox's Green flooded. 

 

At present the fields making up the proposed site retain a lot of rainwater and also slow 

down the speed by which water reaches Havyatt Road to the west and Cox's Green roads 

to the north and north-west. We are greatly concerned as to the impact the development of 

this site would have on increasing surface water run-off and therefore the potential 

increase of surface water flooding both in frequency and size of areas affected. 

 

Also, by the same respect, the fields retain and slow down the speed at which water 

reaches the river to the south of the site and we are also concerned at the risk of 

increased flooding of Havyatt Road by the river due to increased surface water run-off, if 

the proposed site is developed. 

 

Increased surface water run-off into the river may not just affect Havyatt Road but also 

further down river, where the river meets Beam Bridge on Butts Batch. The road here is 

also susceptible to flooding by the river, so any increase in water in the river would 

potentially increase the risk of flooding here too. 

 

Havyatt Road and Butts Batch are the 2 roads which lead out of the village to the A38, any 

increased risk of flooding of which would cause problems to many people in the village. 

 

Section 4.8 Highways Issues 

The site has been given an Amber rating – Development could add to highway issues. 

Access onto highway not straightforward. We consider that any development of this site 

would add to existing highways issues. Our roads are narrow, without pavements, already 

busy with cars, HGVs and farm vehicles and susceptible to surface water flooding and the 

access from this site onto the highway would be considered dangerous. 

 

We are concerned with road safety and accidents for vehicles, as well as pedestrians 

walking on the road, during any construction of a development and after completion. 

The nature of Havyatt Road leading out to the A38 is of concern with regards to increased 

traffic by heavy goods vehicles during construction and by an increased number of cars 



from any development. It is a windy country lane, which narrows to one car width in 

places. It is already used by heavy goods vehicles from the industrial estate and by a lot of 

farm vehicles. Access onto the A38 can be difficult during rush hour due to the number of 

cars already using the A38 and an increase of cars using this road is likely to lead to 

congestion at this junction. 

 

Havyatt Road out to the A38 is prone to surface water flooding and has suffered in places 

from a large quantity of surface water on the road for most of the winter, which for much of 

the time has only allowed one car to pass for long stretches of the road. This has been 

recognised by the EA as an area of High Risk of surface water flooding as a result of 

rainfall (EA's online Risk of Flooding from Surface Water map). During rainfall, water can 

be seen pouring out of the edges of the fields onto the road. 

 

The road leading into the village is already congested due to parked cars and there are 

sections of the road that have no pavement. This has also been recognised by the Council 

in this consultation in the assessment of  Wrington within the Assessing Sustainability and 

Settlement Hierarchy in rural Settlements document which states recognises “the need to 

limit both traffic volume and speeds” in the village. 

 

 

 

 


