
Sandford Neighbourhood Group update April 2017: 

Background  Documents 

1. National Planning Policy Framework    

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/21169

50.pdf   ( see Paragraphs 69-74, below) 

2. National Planning Policy Guidance  https://www.gov.uk/government/collections/planning-

practice-guidance#planning-practice-guidance-categories 

https://www.gov.uk/guidance/open-space-sports-and-recreation-facilities-public-rights-of-

way-and-local-green-space 

https://www.gov.uk/guidance/planning-obligations 

https://www.gov.uk/guidance/health-and-wellbeing 

3. North Somerset Council Development Contributions Supplementary Planning Document  

https://www.n-somerset.gov.uk/wp-content/uploads/2015/12/development-contributions-

supplementary-planning-document.pdf    ( see below) 

4. Overall Health Profiles North Somerset 2015    https://www.n-somerset.gov.uk/wp-

content/uploads/2015/11/overall-health-profiles-chapter.pdf  

5. Comparative sizes playing pitches checklist Sports England April 2011 

https://www.sportengland.org/media/4479/comparative-sizes-checklist-april-2011.pdf 

6. Guidance for Outdoor Sport and Play England 

http://www.fieldsintrust.org/Upload/file/Guidance/Guidance-for-Outdoor-Sport-and-Play-

England.pdf 

7. Sport England Village and Community Halls Design Guidance Note 

https://www.sportengland.org/media/4336/village-and-community-halls.pdf 

 

 

 

8. Strongvox site draft Sport Open Space Leisure provision comparison chart  

9. Strongvox First site plan 19.2.2015 

10. Strongvox Second site plan 16.6.2015 

11. Strongvox Third site plan 15.8.2015 

12. Strongvox Fourth site plan 30.11.2015 

13. Statement of Common Ground, Strongvox Inquiry 

14. Summary proof of evidence Jessica Harper (NSC) re Strongvox: Statistics 

15. Summary proof of evidence Jessica Harper (NSC): Sandford’s Sustainability 

16. Appeal Decision Strongvox 

 

 

-------------------------------------------------------------------------------------------------------------------- 

Extracts from Background Documents:  

National Planning Policy Framework: Achieving sustainable development:  

Chapter 8. Promoting healthy communities 

Paragraph 69. The planning system can play an important role in facilitating social interaction 

and creating healthy, inclusive communities. Local planning authorities should create a shared 



vision with communities of the residential environment and facilities they wish to see. To 

support this, local planning authorities should aim to involve all sections of the community in 

the development of Local Plans and in planning decisions, and should facilitate neighbourhood 

planning. Planning policies and decisions, in turn, should aim to achieve places which promote: 

● opportuniBes for meeBngs between members of the community who might not otherwise 

come into contact with each other, including through mixed-use developments, strong 

neighbourhood centres and active street frontages which bring together those who work, live 

and play in the vicinity; ● safe and accessible environments where crime and disorder, and the 

fear of crime, do not undermine quality of life or community cohesion; and ● safe and 

accessible developments, containing clear and legible pedestrian routes, and high quality 

public space, which encourage the active and continual use of public areas. 

70. To deliver the social, recreational and cultural facilities and services the community needs, 

planning policies and decisions should: ● plan posiBvely for the provision and use of shared 

space, community facilities (such as local shops, meeting places, sports venues, cultural 

buildings, public houses and places of worship) and other local services to enhance the 

sustainability of communities and residential environments; ● guard against the unnecessary 

loss of valued facilities and services, particularly where this would reduce the community’s 

ability to meet its day-to-day needs; ● ensure that established shops, faciliBes and services are 

able to develop and modernise in a way that is sustainable, and retained for the benefit of the 

community; and ● ensure an integrated approach to considering the locaBon of housing, 

economic uses and community facilities and services.  

71. Local planning authorities should take a positive and collaborative approach to enable 

development to be brought forward under a Community Right to Build Order, including 

working with communities to identify and resolve key issues before applications are submitted. 

72. The Government attaches great importance to ensuring that a sufficient choice of school 

places is available to meet the needs of existing and new communities. Local planning 

authorities should take a proactive, positive and collaborative approach to meeting this 

requirement, and to development that will widen choice in education. They should:  

 ● give great weight to the need to create, expand or alter schools; and 
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 ● work with schools promoters to idenBfy and resolve key planning issues before applicaBons 

are submitted.  

73. Access to high quality open spaces and opportunities for sport and recreation can make an 

important contribution to the health and well-being of communities. Planning policies should 

be based on robust and up-to-date assessments of the needs for open space, sports and 

recreation facilities and opportunities for new provision. The assessments should identify 

specific needs and quantitative or qualitative deficits or surpluses of open space, sports and 

recreational facilities in the local area. Information gained from the assessments should be 

used to determine what open space, sports and recreational provision is required. 

74. Existing open space, sports and recreational buildings and land, including playing fields, 

should not be built on unless: ● an assessment has been undertaken which has clearly shown 

the open space, buildings or land to be surplus to requirements; or ● the loss resulBng from 

the proposed development would be replaced by equivalent or better provision in terms of 

quantity and quality in a suitable location; or  ● the development is for alternative sports and 

recreational provision, the needs for which clearly outweigh the loss.  



75. Planning policies should protect and enhance public rights of way and access. Local 

authorities should seek opportunities to provide better facilities for users, for example by 

adding links to existing rights of way networks including National Trails. 

 

 

North Somerset Council Supplementary Planning Document Development Contributions 

policy provisions:  

2 COMMUNITY CAPACITY & YOUTH SERVICES  ( CS25 and CS34)  

Introduction Most of the obligations in this document relate to physical facilities. Support is also 

required for residents moving into new development areas to develop a strong sense of community, 

resolve local issues and build capacity for the future management of activities and assets.   

Funding will be sought for community capacity building activities in Strategic Development Areas and 

from sites where a particular need is identified, for example if a site is particularly isolated or lacking 

in physical facilities and / or connectivity.   

New developments have a particularly high proportion of young people compared to other areas of 

North Somerset. Contributions towards youth services provision will be sought from new 

developments of 11 or more dwellings 

Based on figures from the 2011 census, the proportion of school-age residents within new 

developments is twice that found in other areas of North Somerset. This creates a particular need for 

youth services provision in such developments.    

North Somerset Council is under a statutory duty to secure access for young people to sufficient 

educational and recreational leisure-time activities which are for the improvement of their well-

being (Education Act 1996, S507B). In particular, it is the Council’s duty to ensure that any barriers to 

accessing such facilities are removed, and that factors such as availability of transport, income, 

health and disability, gender or sexuality do not prevent young people from accessing opportunities. 

This duty is primarily focused on the 13 - 19 age group, but also includes young people with learning 

disabilities from 13 - 24 and recognises the need to provide a range of activities suitable for children 

of all ages.   

  In North Somerset, the Council has opted to support independent Local Commissioning Networks to 

deliver a package of recreational, educational, cultural and sporting activities in their area best 

suited to local needs. These groups are supported by the Council to work with local young people in 

establishing their needs and priorities and to raise funds to support their delivery. The Council works 

in partnership with these networks, often via local town and parish councils, to support the process of 

assessing local need, securing activities and in providing limited seed funding for local positive 

activity initiatives.   The need for positive activities is particularly noted where new communities 

are forming, or where communities are experiencing growth or change. New neighbourhoods often 

lack an infrastructure for local activities, and growing areas will find existing groups taxed by 

increased usage. Developing accessible and local provision in partnership with the Local 

Commissioning Networks plays and important role in encouraging local children and young people to 



take pride in their local area and environment, in developing respect for people in the 

neighbourhood, and has proven effects in reducing low-level crime and anti-social behaviour.  

 Where community capacity funding is secured, this will be used in part to support activities focused 

on young people. 

 On other sites of 11 or more dwellings where no community capacity funding is secured, a 

contribution towards youth services provision will be sought. This will be calculated as follows:  

The number of young people requiring youth services will be assumed to be the same as the number 

of secondary age young people calculated for the purposes of education requirements.  The number 

of young people will be multiplied by the expected per person cost of providing youth services within 

the relevant local area over a three-year period. This is estimated at £50/person/year.   

Funding for community capacity building and youth services may be passed by the Council to other 

third party organisations where appropriate.  

Secondary Schools                  There is an expectation that pupils will be able to attend the school in 

whose First Geographical Area (FGA) their home is located. For details of each secondary school’s 

FGA, please refer to the Council’s website. There will be a requirement that where the area school is 

more than 3 miles via a safe walking route from the child’s home, contributions towards the cost 

of home to school transport for up to 7 years will be made.   

The Council will claim for secondary school needs by either:  

 equesting a capital contribution of £18,469 per Secondary School Pupil  or £20,030 per post-16 

pupil where extra places can be provided (with appropriate additional infrastructures) at existing 

good or outstanding schools; or 

Safe routes to school School places can only be deemed to be ‘available’ to development residents 

if accessible via a Safe Route to School. Determination of whether a route is safe lies with the 

Home to School Transport Team.  

Where places are available (or are made available) at a school within required distances but the 

routes are not deemed to be safe, developers may be asked to carry out or fund improvements to 

the routes to bring them up to the necessary standard, both within and outside of their 

development sites.   

Where additional provision is made within a new development, a key starting point of the design of 

the site should be to ensure Safe outes to School.  

Sporting, cultural and community provision:  Village/Community Halls 

Shared use is encouraged.  All new/extended community village halls are to comply with Sport 

England recommended dimensions. 

ii) Sports pitches:  

Facility                                                          atio                                                                  Distance threshold 

Adult football pitches                   One pitch per 1,750 people aged 16 – 45.            10 minutes’ drive. 



Junior football pitches                One pitch per 300 people aged 10 – 15.                 10 minutes’ drive. 

Mini-soccer pitches                   One pitch per 200 x 6 – 9 year olds.                          10 minutes’ drive. 

Cricket pitches / artificial wickets One pitch per 2,600 people aged 11 – 55            15 minutes’ drive. 

ugby pitches                             One pitch per 2,000 people aged 6 – 45.                   20 minutes’ drive. 

Hockey pitches One synthetic turf pitch per 12,000 people aged 16 – 45.                20 minutes’ drive.   

Artificial pitches may also be required/provided, and will be determined on a case by case basis.   

The age ranges in the table above reflect those set by the governing bodies of the relevant sports. 

Facilities for other age ranges may be appropriate and the need for these will be assessed on a case-

by-case basis.   

All pitches to be of at least ‘good’ quality and served by changing rooms of at least ‘good’ quality.   

“A pragmatic approach will be taken”   

The lists of strategic facilities, community facilities and sports pitches above are not intended to be 

fully comprehensive and other types of facilities may be required from developments if the 

circumstances merit them.  Depending on the circumstances, the planning obligations required 

from developments may be provided either as works-in-kind or as a financial contribution.  

Off-site contributions will be required where there is no suitable space for on-site provision or 

where funding would be more effectively used to enhance existing facilities that are local to the 

development to increase the capacity for the new residents. 

 Off-site contributions may in some cases be passed to third-parties such as Town and Parish 

Councils, where these are better placed to deliver the required works. Decisions on whether works 

should take the form of on-site works or off-site contributions and who will deliver them will be 

assessed on a site-by-site basis and will be at the discretion of the Council.   

The facilities should be integrated and distributed throughout the development and must compliment 

other provision such as green infrastructure and educational facilities. The Council will promote co-

location and shared use of facilities wherever practical. Applicants must be able to demonstrate how 

any proposed sport and leisure facilities proposed meet the requirements identified for the 

development. 

Green spaces provision: the following is a guide 

2) Scheme for 150 dwellings at edge of urban area or Service Village location   Based on the 

average household size, 345 people would live at this development, which is classified in this case as 

being within a rural area. The baseline required quantity of provision from this site would be as 

follows:  

Type of space                                              m² per person                                                Total requirement  

Formal parks and public gardens                    1                                                               345                        

Community Parks                                              6.0                                                                   2,070 

Neighbourhood Open Space                              6.0                                                                 2,070      

Woodland                                                            10                                                                   3,450 



Conservation sites (rural)                             12                                                                     4,140                      

Allotments                                                     2.5                                                                      863  

In this hypothetical case, the local area profile showed that all requirements were met through 

existing provision within the minimum distances except that there was no Neighbourhood Open 

Space or Community Park within 600m. The developer was therefore required to provide a 2,070sqm 

combined Community Park / Neighbourhood Open Space on-site. The cost of these measures was 

calculated on the basis of £93.76 per m2 to come to a total of £194,083 (£1,294/dwelling).  

Commuted sums for maintenance were payable and are indicated in the chapter dealing with 

commuted sums  commuted sums for Play areas are £30,038 ( LEAPs ad NEAPS) mugas £15,019, 

sports pitches £75,000,  

*community halls/sports halls £50,000* 

Community engagement: a pro-active approach to community engagement is central to the 

creation of sustainable communities. A partnership approach is required, including: 

 o Early sharing of information.  

o An early community role in the consideration of preferred options for infrastructure provision, 

design and delivery. o Where possible, delivery and management led by or in partnership with local 

communities. This will include community ownership of facilities, where appropriate 

 

Strongvox Appeal Decision 

1. Capacity of Sandford Primary School  

85. The development will give rise to a need for additional places at Sandford Primary 

School, and the proposals make provision through a S106 obligation for a new playing field 

within the site area, to allow for the expansion of classroom capacity, together with financial 

contributions of £694,000 towards primary school provision, £153,000 for early years 

provision and £23,000 towards special educational needs. This is based on an assessment 

that a development of 118 homes constructed over 2 years will generate 15 early years 

pupils requiring pre-school places, a peak demand of 51 primary school pupils and one child 

with special educational needs. 

2. Section 106 Obligation  

97. A draft S106 obligation was considered at the Inquiry. The signed and executed 

document subsequently submitted differed from the draft. Due to a bereavement it had not 

been possible to obtain the signatures of all parties to the document within time allowed for 

submission. Consequently, that part of the land for which it was not been possible to obtain 

a signature is not bound by the planning obligation. An additional covenant has, however, 

been inserted to prevent implementation of the permission until the freehold owner of the 



unregistered land has entered into a further planning obligation under which that land will 

be bound by the obligations. This is intended to ensure that the whole site will be bound by 

the planning obligation before implementation takes place.  

98. The obligation would secure the following elements:  

 Provision of 30 of the dwellings as affordable housing, of which a minimum of 82 would 

be social rented units and the remainder shared ownership  

 On site open space of at least 600 m2 and with 6 pieces of play equipment and a junior 

sports pitch.  

 An early years contribution of £153,000 as a contribution towards early years provision at 

Sandford Primary School.  

 A Primary Education Contribution of £694,000 as a contribution towards the extension of 

Sandford Primary School.  

 An SEN contribution of £23,000 towards the provision of specialist support equipment for 

children with special educational needs.  

 A Libraries Contribution of £36,207 as a contribution to the stock and resources at 

Winscombe Public Library.  

 A Public ights of Way Contribution of £2,151 towards the cost of converting seven stiles 

to pedestrian gates and improvements to two footbridges.  

 A Sustainable Transport Contribution of £14,160 towards the provision of Travel 

Information Packs for each dwelling, ‘taster tickets’ for public transport and other 

sustainable travel initiatives.  

99. The Council provided a statement of justification for the obligations sought, confirming 

that they were compliant with the CIL egulations 2010. In my judgement they are necessary 

to make the development acceptable in planning terms, directly related to the development 

and fairly and reasonably related in scale and kind.  

100. The land excluded from the executed S106 agreement is the dwelling at No 45 Greenhill 

oad, which is needed to provide the access. There is an option in favour of Mr Thatcher to 

purchase the dwelling if planning permission is granted. I understand the sensitivity of the 

situation, but in the circumstances, it seems reasonable to expect that an additional 

obligation will be signed which secures the undertakings over the whole of the site so as not 

to delay the implementation of the development. 

Decision 



1. The appeal is allowed and planning permission is granted for the erection of up to 118 no. 

dwellings including 35 no. affordable housing units (30%), along with the provision of 

informal public open space, car parking, sports pitch, vehicular access from the A368 and 

associated works at Land to the north of A368, Sandford, North Somerset BS25 5QB in 

accordance with the terms of the application, Ref 15/P/0583/O, dated 17 February 2015, 

subject to the conditions set out in the attached schedule. 

Clarification 

2. The Application was made in outline, with all matters reserved except for access. The 

description of development originally included reference to the provision of ‘a new 

Community Hall’. The application has been amended from that originally submitted to omit 

the proposed Community Hall in favour of providing shared community and education 

facilities which could be secured by way of a Section 106 obligation. I have amended the 

description of development accordingly 

 

 

 

. 


