
 

 

 

 

 

 

 

 

North Somerset Site Allocations Plan 
(Consultation Draft) March 2016 

 

North West Nailsea 

 
Representations on behalf of Linden Limited (Linden Homes Strategic Land) 

 

 

April 2016 

 

 



North Somerset Site Allocations Plan (Consultation Draft) March 2016 

North West Nailsea 

Representations on behalf of Linden Limited (Linden Homes Strategic Land) 

Project Ref: 26130/A5/GT/NH/ 

Status: Final 

Issue/Rev: P1 

Date: April 2016 

Prepared by: Neil Holly 

Checked by: Georgina Tibbs 

Barton Willmore LLP 

101 Victoria Street 

Bristol 

BS1 6PU 

Tel: 0117 929 9677  Ref: 26130/A5/GT/NH 

Fax: 0117 929 4569  Date: April 2016 

Email: georgina.tibbs@bartonwillmore.co.uk 

COPYRIGHT 

The contents of this document must not be copied or reproduced in whole or in part without 

the written consent of Barton Willmore LLP. 

All Barton Willmore stationery is produced using recycled or FSC paper and vegetable oil based inks.



 

 

EXECUTIVE SUMMARY 

 

This report is prepared on behalf of Linden Ltd (Linden Homes Strategic Land) in response 

to the draft North Somerset Site Allocations Plan consultation. 

 

It supports the allocation of land at North West Nailsea for development to help meet the 

need for new housing in North Somerset.  This report presents further information on 

constraints which supports the suitability of the proposed allocation.   

 

It is identified how Linden could bring forward a first phase of development to deliver circa 

150 homes and how this could fit into comprehensive development of the wider proposed 

allocation. 
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1. INTRODUCTION 

 

1.1. This report is prepared on behalf of Linden Homes Strategic Land in response to the 

draft North Somerset Site Allocations Plan consultation.   

 

1.2. The purpose of the Site Allocations Plan is not to identify the scale or distribution of 

housing proposed within North Somerset (that is the role of the Core Strategy), but to 

identify detailed allocations to meet the growth planned for in the Core Strategy.  Within 

that context, this report supports the suitability of Land at North West Nailsea as a 

proposed allocation for housing development to help provide the homes planned in 

Nailsea.  

 

Contents 

1.3. This report comprises the following sections: 

 

• Section 2 provides information in support of North West Nailsea as a suitable 

location for residential development. 

 

• Section 3 provides commentary on the sustainability appraisal assessment of 

North West Nailsea. 

 

• Section 4 explains how Linden Homes intend to bring forward a first phase of circa 

150 homes. 

 

• Section 5 provides conclusions and outlines key advantages of North West Nailsea. 

  

Supporting Documents 

1.4. This report is accompanied by the following documents: 

 

• An initial concept illustrative masterplan prepared by Keep Architects showing 

how the first phase could be brought forward in the context of the wider proposed 

allocation which is attached as Appendix 1. 

 

• An ecological constraints and opportunities plan prepared by Ecosulis is attached 

as Appendix 2. 

 

• An initial transport note prepared by Vectos is attached as Appendix 3. 
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• An initial flood risk note prepared by Vectos is attached as Appendix 4. 

 

• A drawing from National Grid’s DCO application showing the approved rerouting 

and undergrounding of power lines is attached as Appendix 5. 

 

2. SUITABILITY OF THE PROPOSED ALLOCATION FOR DEVELOPMENT 

 
2.1. This section provides commentary upon the principal considerations relevant to 

development of the North West Nailsea site, following input from Linden Homes’ 

consultant team.   

 

2.2. The North Somerset Council report on the 2013 consultation on the draft Sites and 

Policies Plan (as it was then called) records that the principal concerns expressed by 

local residents about North West Nailsea were flooding and drainage, inadequacy of the 

highways infrastructure, effect on wildlife, and the pylons crossing the proposed 

allocation.  This section and the attached technical notes respond to those concerns by 

providing more detailed assessment of constraints.  This section concludes by outlining 

how development of the proposed allocation can meet the site specific details/notes 

outlined in schedule 1 of the draft Site Allocations Plan.  In the following section, this 

work is then used to comment upon the assessment of the proposed allocation within 

Appendix 1 of the Sustainability Appraisal (March 2016). 

 

Flooding and Drainage 

2.3. The Vectos flood risk and drainage note (enclosed as Appendix 4) shows that the 

majority of the proposed allocation is within flood zone 1, in which residential 

development is an appropriate use.  The Vectos work provides an understanding of 

flood risk and drainage together with initial concepts for how surface water drainage 

could be provided within the proposed allocation.  The Vectos work concludes that flood 

risk and drainage are not constraints to the delivery of the proposed allocation. 

 
Transport 

 
2.4. A transport note prepared by Vectos is enclosed as Appendix 3.  The Vectos report 

shows how safe and suitable vehicular and pedestrian access to the proposed allocation 

could be achieved.  The report demonstrates the high levels of accessibility from the 

proposed allocation to facilities and services within Nailsea on foot or by bicycle.  It 

also shows that the proposed allocation is well located to benefit from bus and rail 
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public transport links.  This work reinforces the suitability of the proposed allocation as 

a location for sustainable growth at Nailsea. 

 
Ecology 

 

2.5. The North West Nailsea proposed allocation comprises improved grassland and arable 

fields, which appear to be well-managed and as a result provide limited ecological value.  

Boundary habitats appear to support mature trees and hedgerows, however central field 

boundary hedgerows appear to be predominately regularly managed.  A watercourse 

(Parish Brook) is present on the western boundary of the proposed allocation.  The 

watercourse is relatively over shaded with very low flow, and supports below average 

water quality.  Opportunities for nesting birds, reptiles, otters, badgers and bats are 

present on the proposed allocation.  Consideration for these species should be made 

when bringing forward planning applications, and further ecological survey works are 

likely to be required to inform planning applications.  

 

2.6. The Tickenham, Nailsea and Kenn Moor Site of Special Scientific Interest is designated 

for species associated with drainage ditches and rhynes. The Parish Brook watercourse 

on the western boundary of the proposed allocation forms part of the SSSI and may 

support similar species.  On this basis, the watercourse and an appropriate buffer should 

be retained within the proposed allocation to minimise any impacts on the SSSI.  

 

2.7. In consideration of the fact that the proposed allocation is within the 10km consultation 

zone for a bat SAC, bat surveys should be undertaken. The ecological opportunities and 

constraints plan (see below) takes into account the suitable foraging and commuting 

habitats on the proposed allocation and these have been highlighted in red indicating 

high ecological value.  Dark corridors should where possible also be retained for light 

sensitive species, such as horseshoe bats. 

 

2.8. A constraints and opportunities plan has been compiled which shows areas likely to 

have low ecological value (highlighted in green), medium (orange) and high ecological 

value (red) (see Appendix 2).  This indicates that the proposed allocation supports large 

areas with likely low ecological value, based on the intensive management of the land.  

On this basis, the proposed allocation can support residential development with 

appropriate habitat retention (particularly boundary habitats), mitigation such as 

sensitive lighting schemes, and additional planting.  As a result, there is opportunity for 

development to provide an ecological enhancement through appropriate design.  Where 

possible, hedgerows and the watercourse should be retained and protected within the 

scheme with no residential gardens backing onto these areas, and a suggested 5m 
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buffer along important hedgerows and a 9-10m buffer along the watercourse is shown 

on the plan.  

Pylons 

2.9. There is now consent for the rerouting and undergrounding of the powerlines which 

cross the proposed allocation, with a Development Consent Order for the Hinkley Point 

C Connection Project having been made on 19th January 2016.  Works under the 

Development Consent Order will remove the existing overhead lines and 

underground/relocate them outside of the proposed allocation.  The approved drawing 

from National Grid’s application for a DCO is enclosed as Appendix 5. 

2.10. The initial concept illustrative masterplan at Appendix 1 shows how the undergrounded 

line that will cross part of the proposal allocation could be accommodated within public 

open space and a landscape buffer. 

Landscape 

2.11. We have had sight of a document entitled ‘North West Nailsea Preliminary Landscape 

Appraisal’ prepared on behalf of Gleeson Developments Ltd who are promoting an 

omission site within the strategic gap to the south of Nailsea proposed in the Plan. 

2.12. The Gleeson document acknowledges that: “In terms of its intrinsic landscape character, 

the site [the North West Nailsea proposed allocation] 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.”.  It acknowledges that “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 two overhead ETLs [electricity lines]”.  

2.13. However, the report states that due to visual amenity and “certain other factors” the 

capacity of the proposed allocation may be more limited than anticipated.  In relation 

to visual amenity, the report argues that the development would be visually prominent 

from the adjacent moor, although it acknowledges that this can be mitigated by a broad 

landscape buffer.  Limited detail is provided as to which visual receptors would be 

expected to experience the alleged adverse visual impacts.  Reference is made to the 

SSSI, but this is an ecology designation, not a landscape designation or visual receptor. 
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2.14. In relation to the prominence of the proposal allocation, the report notes that the high 

point of the land is just 13 AOD and the level change across the proposed allocation is 

only 7m.  The proposed allocation is low lying and relatively flat.  Furthermore, there 

is no acknowledgement of the potential for development, through new planting, to 

improve the existing unscreened urban edge, which is noted as a visual detractor.   

2.15. Overall, the Gleeson report provides only a vague and unsubstantiated explanation as 

to why visual amenity is considered to constrain the potential of the proposed allocation 

to accommodate new homes.  Instead, the remainder of the Gleeson ‘Landscape 

Appraisal’ addresses its principal focus: the implications of undergrounded power lines 

for development capacity.  As identified above, and as is acknowledged in the Gleeson 

work, the relocating and undergrounding of the power lines is now consented. 

Furthermore, as is also identified above, and contrary to Gleeson’s landscape 

consultant’s assertion, an easement for the undergrounded lines can be accommodated 

into a masterplan for the proposed allocation without compromising the number of 

homes that can be provided. 

2.16. Overall, the Gleeson work does not provide a convincing explanation as to why 

landscape or other considerations should prevent the proposed allocation from being 

carried forward into the publication version of the plan.    

Site Specific Details/Notes 

2.17. The work undertaken to date shows how the proposed allocation could be developed to 

meet the requirements proposed in the details/notes to Schedule 1 of the draft Site 

Allocations Plan.  This is shown in the table below. 

Schedule 1 objective Barton Willmore comment 

Spine road running through site The enclosed transport note shows how a 

spine road through the proposed allocations 

could be achieved. 

Removal/undergrounding of pylons As explained above, a DCO for the 

rerouting/undergrounding of the pylons has 

now been made. 

Relocation/replacement of Fryth Way 

sports pitch 

This will be explored with North Somerset 

Council. 
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Retention where possible of TPO trees Hedgerows and trees would be retained 

were possible. 

Retention of strong hedge boundaries 

especially to the north 

The enclosed indicative masterplan shows 

how phase 1 and the wider proposed 

allocation could provide a strong northern 

landscape buffer and retain hedgerows. 

PROW link to Causeway View The indicative movement plan included with 

the enclosed transport note shows how 

pedestrian links could be provided from the 

proposed allocation. 

Housing mix to meet local needs Linden Homes would be keen to explore how 

development can provide a mix to contribute 

to meeting local needs. 

Protection of the Tickenham, Nailsea, and 

Kenn Moor SSSI 

As noted above, the Parish Brook 

watercourse would be retained with an 

appropriate buffer to minimise impact upon 

the SSSI. 

Consideration of the fact that the site is 

within 5km of a bat SAC. 

The site is not within 5km of the North 

Somerset and Mendip Bats SAC, but is within 

10km.  In consideration of this, bat surveys 

would be undertaken and where possible 

foraging and commuting habitats and dark 

corridors would be retained. 

3. SUSTAINABILITY APPRAISAL

3.1. This section responds to the assessment of North West Nailsea (site ref. HE1438) within 

Appendix 1 of the Site Allocations Plan Sustainability Appraisal (March 2016).  In the 

table below we provide further information to identify how each of the amber and red 

scores within the sustainability matrix can be mitigated.   

SA Objective Barton Willmore comment 

4.2 Protect and where possible enhance 

biodiversity and geodiversity at 

landscape scale 

The Sustainability Appraisal identifies 

potential impacts but states that these can 

be mitigated.  As identified above, 

development of the proposed allocation can 
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be delivered while protecting important 

ecological features and has potential to 

deliver an enhancement.   

4.3 Minimise impact on and where 

appropriate enhance valued 

landscapes. 

The proposed allocation does not lie within 

a designated protected landscape.  Initial 

concepts for the development of the 

proposed allocation (see Appendix 1) show 

how a significant landscape buffer with 

reinforced planting could be delivered along 

the edge of the proposed allocation.  This 

measure would accord with the 

requirements of the draft proposed 

allocation policy and would serve to 

minimise impact on the wider landscape.  

4.5  Minimise loss of productive land. The proposed allocation is identified as 

scoring amber, i.e. as being partially best 

and most versatile (BMV) agricultural land. 

BMV comprises grades 1, 2 and 3a. 

MagicMap identifies some parts of the 

proposed allocation as grade 3a (good 

quality agricultural land).  If accurate, this 

indicates that parts of the site lie within the 

top 42% of farmland in England.  However, 

the area of grade 3a is not significant and it 

is considered that the demerits of loss of this 

agricultural land are outweighed by the 

benefits of providing needed housing in a 

sustainable location.   

4.6 & 4.7 Minimise vulnerability to 

tidal/fluvial flooding or surface water 

flooding 

The site was scored amber for this criterion. 

The work undertaken by Vectos – detailed 

above – identifies that the site (save for a 

small area on its boundary) is not at risk of 

flooding.  The Vectos report also shows how 

a suitable surface water drainage strategy 

following SUDS principles could be achieved. 

On the basis of this Vectos work, North West 

Nailsea should be reclassified in the 

sustainability appraisal as green.  
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4.8  Impacts on air quality for locations 

least likely to contribute to traffic 

congestion 

North West Nailsea is scored as amber 

against this criterion.  The attached 

transport note demonstrates that 

appropriate access to the highway network 

can be achieved and that the site is 

accessible by foot/cycle to services and 

facilities and public transport links, reducing 

impact on congestion and air quality. 

3.2. The Sustainability Appraisal assessment of residential sites also assesses a number of 

omission sites that are not proposed for allocation within the draft plan.  Those sites 

include HE14126 Youngwood Farm, HE14163 Land west of the Rugby Club, NSC0075 

Land at South West Nailsea, NSC0077 Land at West End Lane, and HE14368 Land north 

of West End.  We support the Council’s decision not to advance these sites as proposed 

allocations. 

3.3. We consider that the site at Youngwood Farm, in particular, is poorly integrated with 

the existing settlement and would result in harm to the local landscape.  Similarly, land 

at south west Nailsea (Battens Farm) would be detached from the existing settlement. 

Both Youngwood Lane and Land at south west Nailsea are far from the town centre 

services and facilities.   

3.4. Land at North West Nailsea benefits from better accessibility and is a more logical 

extension to the town than the omission sites. 

4. DELIVERABILITY – PHASE 1

4.1. The initial concept illustrative masterplan at Appendix 1 shows how a first phase of the 

proposed allocation could be brought forward to deliver circa 150 homes together with 

public open space.  The first phase would be accessed from The Causeway or Watery 

Lane. 

4.2. The development of phase 1 could take place in step with National Grid’s work to re-

locate the power lines as part of the Hinkley Point C Connection project, which is 

currently anticipated to commence in spring 2017.   

4.3. Linden Homes has assembled a consultant team and has commenced the technical work 

necessary to underpin a future planning application. 
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4.4. Phase 1 is deliverable in the short term and the concept masterplan illustrates how it 

could fit into comprehensive development of the wider proposed allocation within the 

plan period. 

5. CONCLUSIONS AND KEY ADVANTAGES OF NORTH WEST NAILSEA

5.1. As was identified in the February 2013 Consultation Draft of the Site Allocations Plan, 

the North West Nailsea site has considerable planning history, having previously been 

allocated for residential development in the Clevedon, Nailsea and Portishead Local Plan 

(1992) and in the Woodspring Local Plan and then the North Somerset Local Plan 

(2000).  It remains a suitable and sustainable location for the delivery of new homes at 

Nailsea.  It has a number of key advantages: 

• The technical work undertaken for these representations show that the proposed

allocation is suitable and constraints can be overcome.

• The proposed allocation would provide high levels of accessibility to existing

services and facilities in Nailsea and public transport links.  In particular, there is

an opportunity for development to integrate well with surrounding pedestrian and

bicycle routes.

• Sensitive design could provide ecology enhancement and an appropriate

landscape buffer.

• National Grid now has consent to reroute and underground the overhead lines

that cross the proposed allocation.

• Delivery can commence with a first phase accessed from The Causeway/Watery

Lane at the western end of the proposed allocation.  Linden homes has assembled

a consultant team and is undertaking technical work to support a planning

application for that phase.

In summary, the proposed allocation is suitable and preferable to the omission sites.  It 

should be retained in later versions of the plan.  We would be grateful if North Somerset 

Council could keep us informed of future work on the Site Allocations Plan.  Linden Homes 

would be pleased to work with the Council to discuss how delivery can proceed.     
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Appendix 2: Ecology Constraints and Opportunities Plan 

Prepared by Ecosulis 
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Appendix 3: Transport Note Prepared by Vectos 

  



Appendix is supplied as a separate file attachment in view of file size. 
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Appendix 4: Initial Flood Risk Technical Note 

  



Appendix is supplied as a separate file attachment in view of file size. 
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