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1.0

INTRODUCTION

1.1

This report provides a summary of landscape character and visual constraints. It has been
prepared by FPCR Environment & Design Ltd, to assess the scope and capacity for development
at Brookfield Nurseries, Ruishton

1.2

A Landscape and Visual Appraisal (LVA) is being produced and this will be prepared using the
Guidelines for Landscape and Visual Impact Assessment, GLVIA3 (2013).

1.3

This will review landscape character and visual amenity and will assess the resulting landscape
and visual effects of the Proposed Development (i.e. that is presented by the outline planning
application) on the receiving landscape receptors and visual receptors.

2.0

SITE LOCATION AND CONTEXT

2.1

The site is situated to the northeast of Junction 25 of the M5 Motorway at Taunton in Somerset.
The northern and western side of the site are bounded by a watercourse, Black Brook, that goes
on to join the River Tone a short distance to the north of the site. The north eastern extent of the
site is adjacent to the settlement edge of the village of Ruishton, and Ruishton Lane runs along the
southeastern boundary of the site. To the south of the site lies development in the form of a Premier
Inn and a Toby Carvery which are located on the A358. The Taunton Gateway Park and Ride lies
beyond this further to the south.

3.0

LANDSCAPE APPRAISAL SUMMARY

3.1

The site extends to a total area of 6.84ha and comprises agricultural field compartments and a
horticultural nursery business with associated glasshouses and outbuildings.

3.2

Figure 1 shows the location and context of the site and Figure 2 shows the aerial context of the
site.

3.3

There are no landscape designations covering the site or the immediate area. There are a number
of Listed Buildings in the vicinity of the site including the Norman Church of St George, the nearby
vicarage in Ruishton and Woodlands Castle that lies a short distance to the south of the site.

3.4

Figure 4 shows the designations within approximately 3km of the site.

3.5

The site contains no Public Rights of Way (PROW) and is not used for any formal or informal
recreation.

3.6

The site lies within the National Character Area 146 Vale of Taunton and Quantock Fringes and at
a more local level the site falls within the Landscape Character Type: Farmed and Settled Low
Vale and Landscape Character Area 1a Vale of Taunton Deane as set out in the Taunton Deane
Landscape Character Assessment 2011. Overall across the landscape character type is assessed
to be of Moderate Condition and Moderate Strength of character, although it is acknowledged that
this character varies across the vale depending on detracting influences associated with the urban
fringe. It is stated in the Taunton Deane Landscape Character Assessment 2011 that landscape
management strategies ‘would significantly improve the landscape pattern and strengthen
landscape character overall’. The Landscape Character Areas are set out in Figure 5.

3.7

The site slopes up gently from its western extents on Black Brook at circa 10m Above Ordnance
Datum (AOD) to circa 15.5m AOD on the eastern side of the site where it runs along Ruishton
Lane. The site and its environs are typical of the character area in respect of it being a low-lying
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vale landscape centred around the River Tone with a notable rural-urban fringe character. The
influences from the nearby M5 Motorway, the busy A358, Park and Ride, the development at the
Toby Carvery/Premier Inn and the on-site influences of the nursery business with glasshouses and
outbuildings all have an influence on this landscape and this assessment judges it to have a
Medium-Low Landscape Value.
4.0

VISUAL APPRAISAL SUMMARY

4.1

The interaction of vegetation, the built-up area of Taunton, Ruishton, the M5 Motorway and the
undulating topography associated with the local landscape character results in the site having a
comparatively limited visual envelope. The distinctive ridges and escarpments around Taunton
create some high vantage points for long range views, particularly to the east and west. However,
a number of these locations were explored in this study and due to distance and tree cover the site
was difficult to discern from these points.

4.2

Figure 3 shows the topography of the site in relation to the surrounding area.

4.3

The site is effectively contained within the wider landscape by the boundary vegetation and views
of it are predominantly localised, either from the settlement edge of Ruishton or from the PROW
that runs to the west and the north of the site. There are some more distant views from the
Bridgwater and Taunton Canal PROW/cycle route.

4.4

An assessment of the likely visual effects of the proposed development upon surrounding receptors
has been undertaken. Figure 6 details the location of the photo viewpoints and Figures 7 and 8
illustrate the photo viewpoints. These are briefly described below.
Photo Viewpoint 1

4.5

This photo viewpoint represents the views experienced by users of Ruishton Lane and was taken
from near the entrance to Woodland Castle on Ruishton Lane looking north. The road and hedge
dominate this viewpoint and the upper parts of the polytunnels and on-site buildings are visible
over the hedge. The rising land to the north of Taunton can just be discerned in the distance.
Photo Viewpoint 2

4.6

This photo viewpoint represents the views experienced by users of a section of PROW that runs
along a section of rhyne at the foot of the M5 Motorway embankment, looking east. Generally,
views from the section of PROW are contained by the bounding tree cover but at a number of
points there are gaps through that allow views of the site. This photo was taken from such a gap
and the site is seen beyond an arable field in the foreground. The site is seen to rise gradually up
towards Ruishton Lane and houses on the lane are visible. Scattered tree cover and the
glasshouses/polytunnels on the site are visible as is the Premier Inn that lies to the south of the
site.
Photo Viewpoint 3

4.7

This photo viewpoint represents the views experienced by users of a section of PROW that runs
along the River Tone, looking south. The site is seen beyond an arable field in the foreground and
the site is seen to rise gradually up beyond Black Brook towards Ruishton Lane. Scattered tree
cover and the glasshouses/polytunnels on the site are visible. To the left of the site beyond an area
of rough pasture houses on the edge of Ruishton are visible. A bridge that carries the M5 Motorway
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over the River Tone is also visible. Beyond the site, in the distance, the upper parts of a wooded
escarpment are visible.
5.0

LANDSCAPE OPPORTUNITIES AND CONSTRAINTS

5.1

Drawing 9294-L-01 illustrates the landscape and visual opportunities and constraints in relation to
Ruishton and the surrounding area.

5.2

The existing trees and hedgerow network will be retained where possible to help break up the mass
of development. The principal views of the site are from a PROW that runs to the north and the
west of the site and it would be beneficial to provide screening planting to soften and filter views of
the site from these points. This planting would correspond with Black Brook and its associated
flood zone and there are opportunities for creating a green corridor with associated tree planting
and wetland areas down this side of the site. The adjacent settlement areas of Ruishton forms
linear development running down Ruishton Lane and best practice would dictate that this is
reflected in the proposed design, creating a continuation of this linear pattern and an active frontage
onto the lane.

5.3

The primary vehicular and pedestrian access would be created off Ruishton Lane. There would
also be the potential to create a new pedestrian access off Ruishton Lane that would link into a
connected network of recreational footpaths running around the site.

5.4

There is also the potential, subject to discussion with land owners adjacent to the site, to
incorporate a route for a cycle and pedestrian link between Taunton, Ruishton, Creech St. Michael
and onwards to the wider countryside via the Black Brook, as suggested in the Taunton Deane
Green Infrastructure Opportunities Update Report (2017). This could travel on a raised pathway
through the green corridor in the western part of the site, along Black Brook.

6.0

SUMMARY AND CONCLUSIONS

6.1

Due to the undulating topography and the presence of tree cover, the visual envelope for the site
is largely restricted to the Ruishton Lane and the nearby network of public rights of way to the west.

6.2

A new active frontage and access would be created on Ruishton Lane and the western extents of
the site would benefit most from mitigation planting where it would be set within a green corridor
creating a soft green edge to the surrounding countryside.

6.3

From the fieldwork and desktop analysis that has been completed it is considered that the site’s
landscape is tolerant of change and has the capacity to absorb well-designed and well-planned
development through a sensitively designed Masterplan that is founded on landscape conservation
and enhancement.
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1.0

INTRODUCTION

1.1

Instruction

Geo Consulting Engineering Ltd (GCEL) was commissioned by Taylor Wimpey Strategic
Land to undertake a Phase 1 Desk Study at the site of Brookfield Nursery, Taunton.
The works have been carried out in accordance with proposal ref: EGCE01523/P1 dated 18 th
October 2019 and addressed to Taylor Wimpey Strategic Land.

1.2

Background

The site covers approximately 7.0ha containing a plant nursery and agricultural fields situated
in the south-west of Ruishton (north-east area of Taunton).

1.3

Objectives

A preliminary ground investigation is required to provide initial information on the ground and
groundwater conditions at the site to submit with representation on the draft Somerset West
and Taunton Local Plan.

1.4

Methodology

A phased investigation approach has been adopted, the first stage of which is the Phase 1
Desk Study and walkover survey for development of site characterisation, conceptual model,
and sampling and analysis plan.
Eurocode 7 EN 1997-1:2004 identifies the requirements of a ground investigation report,
which shall form part of the Geotechnical Design Report.
Geotechnical Design Report.
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1.5

Limitations

Assessment of any structures/buildings present on the site that were locked at the time of the
site walkover will be limited to what can be observed from the outside.
Subsoils are inherently variable and by their very nature are hidden from view such that no
investigation can be exhaustive to the extent that all soil conditions are revealed. Conditions
may therefore be present beneath the site that were not apparent from the data available for
review. Similarly, this assessment has been based in part on third party data with particular
respect to the Phase 1 information. This data has been taken at face value and has not been
subjected to any external validation.
Groundwater levels are subject to seasonal variation and therefore may change from the
levels recorded during this investigation.
Where areas of a site are overgrown/inaccessible/obscured by buildings or hardstanding, it
may not be possible for a walkover inspection to identify features that may subsequently
come to light when site clearance is carried out.
Assessment of asbestos in the ground is outside the scope of our report and expertise. The
potential for asbestos or other hazardous or deleterious substances in structures and
substructures should be assessed by a competent person.
Unless specifically noted to the contrary, it should be assumed that this report has not been
submitted to any regulatory authorities for approval.
Recommendations made in this report in respect of land contamination are based on
guidance values that are current at the time of writing. Should any extended period of time
elapse between the date of this report and the commencement of construction it would be
prudent to confirm that the screening values used are current.
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2.6

Site History

The following table sets out the site history as derived from the available historic
Ordnance Survey mapping. Copies of the historic maps are included in Appendix C.
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3.0

PRELIMINARY CONCEPTUAL MODEL

3.1

Introduction

The site characterisation attempts to identify potential previous and existing site sources of
contamination. The conceptual model links the identified sources likely to cause significant
possibility of significant harm via pathways to identified critical receptors. The conceptual
model is therefore based on a number of identified source-pathway-receptor scenarios. For
land to be classified as contaminated a significant pollutant linkage will need to be identified
which will include each component of the conceptual model. The absence or removal of a
source or interception of a pathway will

linkage.

The conceptual model is characterised by identification of the following:
On-site sources which may impact on-site receptors via plausible pathways
On-site source which may impact off-site receptors via plausible pathways
Off-site sources which may impact on-site receptors via plausible pathways
Potential change of land use will require assessment of the new site development layout
within the context of introducing new exposure pathways. The planning regime may require
assessment of the site to ensure the new development will not be classed as contaminated
land under the definition provided by the Part 2A of the Environment Act 1990 as defined in
the Environment Protection Act 1995.
Guidance issued in April 2012 provides four categories of land. New development will aim to
be within Category Four where the potential risk of land contamination is assessed to be low
or to not exist.
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Normal Presence of Contaminants
The revised Statutory Guidance for Part 2A of the Environmental Protection Act 1990 came
into force in April 2012. This provides the following:
3.21 The Part 2A regime was introduced to help identify and deal with land which poses an
unacceptable level of risk. It is not intended to apply to land with levels of contaminants in
soil that are commonplace and widespread throughout England or parts of it, and for which in
the very large majority of cases there is no reason to consider that there is an unacceptable
risk.
3.22 Normal levels of contaminants in soil should not be considered to cause land to qualify
as contaminated land, unless there is particular reason to consider otherwise. Therefore, if it
is established that land is at or close to normal levels of particular contaminants, it should
usually not be considered further in relation to the Part 2A regime and the local authority
should have regard to paragraphs 5.2 and 5.4 of this Guidance.
3.23 For the purpose of t

a

vels of contaminants in soil may result from:

a) The natural presence of contaminants (e.g. caused by soil formation processes and
underlying geology) at levels that might reasonably be considered typical on a given area and
have not been shown to pose an unacceptable risk to health or the environment.
b) The presence of contaminants caused by low level diffuse pollution, and common human
activity other than specific industrial processes.

For example, this would include diffuse

pollution caused by historic use of leaded petrol and the presence of benzo(a)pyrene from
vehicle exhausts, and the spreading of domestic ash in garden at levels that might
reasonably be considered typical.
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The Use of Generic Assessment Criteria
The revised Statutory Guidance for Part 2A of the Environmental Protection Act 1990 that
came into force in April 2012 further provides:
3.27. It is common practice in contaminated land risk assessment to use generic assessment
criteria (Soil Guideline Values SGV) (GACs) as screening tools in generic quantitative risk
assessment to help assessors decide when land can be excluded from the need for further
inspection and assessment, or when further work may be warranted.
3.29. GACs relating to human health risk assessment represent cautious estimates of levels
of contaminants in soil at which there is considered to be no risk or, at most, a minimal risk to
health. With regard to such GACs:
a) They may be used to indicate when land is very unlikely to pose a significant possibility of
significant harm to human health. This is on the basis that they are designed to estimate
levels of contamination at which risks are likely to be negligible or minimal and far from
posing a significant possibility of significant harm.
b) They should not be used as direct indicators of whether a significant possibility of
significant harm to health may exist. Also, the local authority should not view the degree by
which the GACs are exceeded (in itself) as being particularly relevant to this consideration,
given that the degree of risk posed by land would normally depend on many factors other
than simply the amount of contaminants in soil.
c) They should not be seen as screening levels which describe the boundary between
Categories 3 and 4 in terms of Section 4 (i.e. the two Categories in which land would not be
contaminated land on grounds of risks to human health). In the very large majority of cases,
these SGVs/GACs describe levels of contamination from which risks should be considered to
be comfortably within Category 4.
d) They should not be viewed as indicators of levels of contamination above which detailed
risk assessment would automatically be required under Part 2A.
e) They should not be used as generic remediation targets under the Part 2A regime. Nor
should they be used in this way under the planning system, for example in relation to
30
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ensuring that land affected by contamination does not meet the Part 2A definition of
contaminated land after it has been developed.
Categories of Contaminated Land
There are four categories of contaminated Land. The NHBC summarise these as follows:
Category 1

Land where it is clear that there is a significant possibility of significant harm to

human health, and intervention under Part 2A is required.
Category 2

Land where there is a considerable concern that there may be a significant

possibility of significant harm to human health and there is a strong case for a precautionary
action or intervention being taken under Part 2A.
Category 3

Land where there may be a possibility of harm to human health but this is not

significant, and regulatory intervention under Part 2A is not warranted, but those affected
could consider civil action.
Category 4

Land which should not pose a measurable risk to human health.

New screening values will be required to determine the boundary of Category 4 land. These
are likely to be higher than current screening SGV/GAC values.
The same categories apply to potential pollution of controlled waters.
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Source
The sources are divided into primary and secondary. The primary source is defined as the
generic land use and the secondary source is the likely constituents of concern relating to the
primary source, which may be affecting the soil, groundwater or soil gas.
Pathways
Migration pathways requiring consideration may include:
Wind-blown dust
Vapour phase/ground gas migration through the unsaturated zone
Dissolved phase migration within groundwater
Light non-aqueous phase migration on surface of groundwater
Dense non-aqueous phase migration
Exposure pathways requiring consideration may include:
Soil and indoor dust ingestion
Home-grown vegetable consumption
Indoor and Outdoor inhalation of dust
Indoor and Outdoor inhalation of vapours
Indoor and Outdoor dermal contact
Leaching of mobile contaminants to groundwater/freshwater
Permeation through water supply pipes
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Receptors
The potential receptors are identified as follows:
Human beings (construction workers, future site users)
Groundwater (Controlled Waters)
Eco-systems
Building fabric

3.2

On-site to On-site

The historic data review indicates a large portion of the site has been in agricultural use since
the first available OS mapping dated 1887. Historically small ponds were marked near the
north and south-east of site that are no longer present, disappearing (presumably backfilled)
around the 1970s/80s. An orchard was also present in the north area up until 1965. A plant
nursery was constructed in the south of site sometime in the late 1980s or early 1990s with
some expansion occurring across the 1990s up to 2009. During the site walkover some
fungicide containers were observed along with a small area of debris (some of which had
been partially burnt).
The previous land use across the south section of site (as a plant nursery) provides a
potential source of several contaminants. Pesticides, herbicides and fungicides are likely to
have been used across this area leaving residual contamination in the ground. Areas of Made
Ground are also likely across this area. A small pile of debris and ash poses a potential
source of metals and PAHs. Two above ground storage tanks identified alongside the metal
shed are likely to have been used to store fuel making them a potential source of TPHs;
evidence of surface staining was seen adjacent to one of the tanks. Due to the date of the
first buildings (early 1990s) there is also a potential for asbestos containing material to be
present on site for example within the building fabric or as lagging around heat distribution
pipes.
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The septic tank and drainage field in the south-west of the site may have resulted in
biological contamination of the soils in the adjacent area.
The presence of Made Ground is also possible in locations were ponds were historically
mapped. This material may contain a number of contaminants such as; biodegradable
matter, TPHs, PAHs, asbestos, metals, acids and/or sulphates.
The previous land use in the north area of site, as an orchard, poses a potential source of
metals due to historic use of arsenic and lead based pesticides.
The agricultural land use across most of the site is likely to have resulted in ploughing the
fields. This may have included the additional of soil improvers such as ash and lime. It is
normal to find the occasional anthropogenic materials within the ploughed soils. Stubble
burning may have resulted in ash with low levels of metals and PAHs.
Minor localised spills from farm machinery is possible and field tracks may have been
improved with imported materials of unknown provenance, particularly at field gates.
Localised burial of farm waste is sometimes encountered. The localised nature of these
possible activities is difficult to target and rule out until the end of the construction process.
The disturbed upper layers of ploughed soil may contain anthropogenic materials and may
have been subject to stubble burning and therefore the process of investigation is required to
confirm that the site is acceptable for the proposed change of use.
The following generic soil analysis is recommended to confirm the anticipated acceptability of
the soils:
Metals/ metalloids
Sulphates and pH
Polycyclic Aromatic Hydrocarbons (PAHs)
Petroleum Hydrocarbons

34

GCE01016/ R1 v2

A landfill is recorded 200m to the west of the site. This is within the zone of influence defined
by the NHBC as requiring assessment to consider the risk of ground gas migration.
The preliminary source-pathway-receptor conceptual site model for off-site to on-site is
presented within Appendix E
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6.0

CONCLUSIONS

The historic data review indicates most of the site has been a field since the first available
Ordnance Survey mapping dated 1887. Several small ponds were present on site in addition
to an orchard in the north of site. The orchards disappeared around 1965 with the ponds
thought to be backfilled in the 1970s/80s.
A plant nursery was constructed in the south area of site in the late 1980s/ early 1990s.
Mapping indicates slight expansion of the nursery up to present day. The nursery comprises
a brick house and metal corrugated shed with large greenhouses directly north. Two poly
tunnels lie to the north-east of the greenhouses and another two lie to the north-east of the
brick house. A large vegetable patch is situated along the eastern area of the nursery. A
small hollow just north of the greenhouse contains standing water and a small area of debris
and burnt material. Beyond the nursery the site predominantly comprises ploughed fields. A
stream (Black Brook) flows along the north boundary of site.
The site generally slopes from the south down to the north (towards the stream) with the
nursery area and north strip of site relatively flat.
The British Geological Survey mapping indicates the site is underlain by mudstone and halitestone of the Mercia Mudstone Group. Colluvium deposits are mapped across the central and
southern areas with alluvium across the north.
Based on the potential for soft alluvium deposits on site and WW2 bombing known to have
occurred in the area a site specific UXO desk study report is recommended prior to any
intrusive ground investigation works being carried out.
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Potential on-site contamination sources include; previous use as a plant nursery with
identified areas of fuel storage, localised areas of Made Ground, use as agricultural land,
localised historic use as an orchard, historic infilled ponds.
Potential off-site contamination sources include the substation adjacent to site and a
recorded landfill 200m to the west.
Potential geotechnical issues at site include; Made Ground, Terrace and Alluvium deposits,
Colluvium deposits, Head deposits of fine-grained soils, sub-surface water, shallow
groundwater, variable depth to competent bearing stratum, sloping ground, surface water
features, existing and proposed trees, existing buildings and infrastructure, low permeability
strata, sulphatic deposits in underlying natural geology and buried services.
The recommended preliminary ground investigation of the site comprises approximately 30
trial pits spread across site, large scale infiltration testing within 3 of the trial pits, 10 to 12
dynamic sampling boreholes, installation of 9 combined groundwater and ground gas wells, 6
ground gas and groundwater monitoring visits and chemical and geotechnical testing.
Should a development plan be provided prior to an intrusive investigation commencing the
plan outlined above may need to be revised.
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1

1.

UTILITIES REVIEW

Following a review of readily-available utility records from the incumbent utility companies, Hydrock have
provided the following summary of the existing services that are located in and around the site. It should be
noted that further detailed investigation, including a Ground Penetrating Radar (GPR) survey would be
recommended to confirm the presence and location of all services.
The utility services that exist either within the site or its immediate surrounds are detailed below.

1.1

Gas - Wales and West Utilities

Wales and West Utilities (WWU) are the incumbent gas network operator for the service area.

Figure 1 - Existing WWU apparatus

1.1.1 Existing infrastructure
Records received from WWU indicate there is a medium pressure (MP) and low pressure network (LP) in the
vicinity of the site, however there is no gas mains infrastructure within the boundary of the site.
The records show a 180mm polyethylene (PE) medium pressure (MP) main running in the carriageway of
Ruishton Lane to the south east of the site. This gas main runs close to the site's south eastern boundary and
continues southwards underneath the A358 before turning and running along the A358 in both directions. A
180mm PE LP main serves the residential properties to the north east of the site underneath Ruishton Lane.
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1.2.1 Existing Infrastructure
Records received from WPD show a network of high voltage (HV) and low voltage (LV) cables within the vicinity
and within the boundary of the site.
A span of overhead 11kV HV cable runs north west from the pole-mounted substation (21/7092 Blackbrook Inn)
within the southern corner of the site boundary. This cable crosses the south west corner of the site and exits
the boundary to the west. In addition to this, an 11kV HV cable enters the site from the south west corner and
connects to this span of cable just inside the boundary. Another span of overhead 11kV HV cable enters the
boundary from the north east and runs south straight across the eastern corner of the site. An overhead LV
cable runs across the far side of Ruishton Lane to the east of the site, from Ruishton Lane substation, serving the
residential properties there. A span of underground LV extends from the pole mounted substation (21/7092
Blackbrook Inn) exiting the site boundary to the south. A single service connection to the existing building onsite
is also provided from this substation.

1.2.2 Constraints
If the overhead HV cables are to remain onsite, then safety clearance distances must be maintained from
buildings constructed under or adjacent to overhead lines as well as other structures such as street lighting,
objects on which a person may stand and new roads and new ground levels (where these will be altered by civil
engineering operations) and where planting takes place.
The following tables have been taken from the Energy Network Association's Engineering Directorate: Overhead
Line Clearances, which stipulates the clearance distances required from grounds, roads, objects, buildings and
structures.
Table 1 - Clearances to grounds and roads
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Table 2 - Clearances to objects

Table 3 - Clearance to objects continued

Table 4 - Ground clearances
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Table 5 - Clearance to buildings and structures

Figure 3 - Clearance to trees
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Figure 4 - Clearance to objects (on which a person can stand)

Alternatively, if these minimum distances cannot be maintained, then an application can be made to WPD to
divert and bury the cables so they do not conflict with the site plan.
Any existing buildings that are to be demolished will require disconnecting from the network and meters
removed prior to demolition.

1.2.3 New Connections
In terms of establishing a point of connection to the site, the size (voltage) and locality of existing electricity
apparatus is not anticipated to cause a constraint.
A capacity assessment will need to be undertaken by WPD to determine whether there is sufficient power
available in the existing local network and distribution substations to support the scheme without
reinforcement.
The WPD Network Capacity Map shows there are three primary substations within the vicinity of the site Creech S Michael, Priorswood and Taunton Local. At the time of writing all three primaries show there is spare
capacity within the wider network, suggesting that lengthy reinforcement works would not be necessary,
depending on the capacity demands of the site.

1.3

Water - Wessex Water

Wessex Water are the incumbent water network operator for this service area.
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1.3.1 Existing Infrastructure
Records received from Wessex Water show a 3" cast iron (CI) water distribution main running to the east of the
site, underneath the far side of Ruishton Lane towards the junction on the A358. This main crosses underneath
the A358 and continues west towards the motorway roundabout. Another span of pipe runs east from the
junction continuing on the nearside of the A3658.
No mains infrastructure is located within the site boundary.
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1.3.2 Constraints
Due to the location of WW assets outside of the site boundary, diversionary work will not be required.

1.3.3 New Connections
In terms of establishing a point of connection to the site, the size and locality of existing water apparatus is not
anticipated to cause a constraint.
An assessment will need to be undertaken by Wessex Water to determine whether there is sufficient capacity
available in the existing local distribution network to support the scheme without reinforcement.

1.4

Telecoms – Openreach
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1.4.1 Existing infrastructure
Records received from Openreach show a network of buried and overhead cables and associated
chambers/poles to the east and south of the site.
A span of buried cable is shown to run in the nearside footpath and verge of the A358 into a number of joint
boxes positioned adjacent to the existing buildings to the south of the site. An additional span of buried cable
runs east to west, within the road of the A358 where it connects to joint box in the far side footpath to the
south west of the site. From this joint box another cable continues west towards the roundabout. To the south
east of the site, a span of overhead cable and 7x poles connect the buildings near the junction on Ruishton
Lane.
No Openreach infrastructure is located within the site boundary.

1.4.2 Constraints
Due to the location of Openreach assets outside of the site boundary, it is anticipated that diversionary work
will not be required.

1.4.3 New connections
In terms of establishing a point of connection, the locality of existing Openreach apparatus will not cause a
constraint. It is anticipated that a new Openreach network for the development will be established from existing
infrastructure in the vicinity of the site.
With regards to capability, Openreach have confirmed that the local exchange, Henlade (OLO; WWHENL) is
superfast fibre enabled, and offers the following broadband services;

In terms of servicing the development, Openreach typically offer free issue fibre to the premise (FTTP)
connections for all new build residential schemes of 30 units and above. This includes free issue cable and
ducting. A formal request for connections would establish whether FTTP or fibre to the cabinet (FFTC) could be
provided. Currently, download speeds of up to 50Mb are available within this service via the BT Superfast Fibre
package.
1.4.3.1 ADSL
Asymmetric digital subscriber line (ADSL) broadband is a connection provided over home telephone lines. ADSL
provides a high-quality, reliable connection. Speeds vary however subject to site locality from an exchange.
1.4.3.2 SDSL
Symmetrical digital subscriber line (SDSL) is based on different technological frameworks than other digital
subscriber line technologies. Although SDSL also uses traditional copper wires, it cannot coexist with a voice
service, and requires a specific installation at the user’s premises, with a specific modem, specific cabling,
splitter, and gateway.
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While ADSL was developed prioritising downstream, SDSL is meant to deliver similar performance for
downloads and uploads. SDSL is therefore the preferred broadband service for business users who require fast
upload speeds.
1.4.3.3 LLU
Due to Openreach operating an open network, ADSL packages can be sold by providers other than BT, through a
process known as local loop unbundling (LLU). LLU means that a secondary provider can install their own
software in Openreach telephone exchanges. The LLU operator presence at Henlade Exchange is as follows;

Sky and TalkTalk can therefore also be approached to provide broadband to the development.
1.4.3.4 Cable
Cable Internet is a form of broadband internet access which uses the same infrastructure as cable television. It
is the fastest method of internet access and has a large number of providers operating within the UK.
As most fibre optic networks are closed, independent connection providers (ICPs) are not located in every
region, unlike BT. Availability between providers is therefore subject to site location.
There are no available cable broadband providers within this service area.

1.5

Additional Utilities – Linesearch Before You Dig (LSBUD)

We have undertaken a utility enquiry search using the Linesearch.org website. The results of the search
conclude that the following companies do not have plant and equipment in ‘zone of interest’:

Figure 5 - LSBUD search area
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The following companies, not registered to Linesearch, were independently contacted by Hydrock and
subsequently responded to confirm they have no assets in the zone of interest:
•

Energetics

•

CenturyLink Communications UK Limited

•

Sky

•

Utility Assets (no response means no assets)

•

Verizon

•

KPN

•

SOTA

•

MBNL

At the time of reporting, the following companies had not returned a response:
•

Virgin Media

•

Vodafone

•

Colt

•

Engie

Please note that Hydrock Consulting is unable to guarantee the accuracy of information provided by others. This
report is based on information available at the time.
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2.

SUMMARY

A review of local utility asset records shows that there may be some requirement for diversion works where HV
cables are currently located within the site boundary however the remaining existing infrastructure should not
pose a significant constraint.
In terms of new connections, there is not expected to be any constraint connecting into the local network. For
the next stage of design, it is recommended that applications be made to the relevant utility companies to
undertake a capacity assessment and determine what works will be required to serve the development.
In summary, the local utilities network should be able to support the proposals at the proposed development
site, with some alterations required.
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