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Appeal against the non-determination of outline planning application for the 

erection of up to 118 dwellings including 35 affordable housing units along 

with provision of informal public open space, car parking, sports pitch, 

vehicular access from the A368 and associated works at land to north of A368, 

Sandford. 

 

Planning Inspectorate reference: APP/D0121/W/15/3139633 
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1. The proof focuses on the sustainability issues related to the appeal 

proposal. It sets out the Councils approach to assessing the sustainability 

of rural settlements in North Somerset. It explains how Sandford compares 

to other rural settlements in the district and how it fits within the settlement 

hierarchy. The sustainability assessment is then applied to the site and the 

proposed development, to allow a judgement to be made on whether the 

appeal site/ proposal can be considered as a sustainable option suitable of 

accommodating a development of circa 120 houses. 

 

2. The councils sustainability assessment methodology explicitly links the 

three dimensions of sustainable development (economic, social and 

environmental) of the NPPF to the eight more detailed components of 

sustainable communities, set out in the ‘UK Sustainable Development 

Strategy’ of 2005. A sustainability communities model is suggested, which 

states that there are eight components of a sustainable community and it 

is essential that all 8 components are addressed in order to plan, deliver 

and maintain sustainable communities. This is usefully depicted in the 

form of a sustainability wheel to demonstrate that there is no hierarchy to 

the eight components. 

 

3. The Council’s emerging Sustainability Assessment of rural settlements can 

be viewed at Appendix A and A (i). The sustainability wheels for all villages 

assessed can be viewed within the main report. These provide a visual 

impression of the relative sustainability of the settlement – the more red 

segments, the less sustainable; the more green segments, the better. The 

assessment has shown that some of the service villages, notably 

Backwell, Long Ashton and Yatton exhibit good sustainability credentials 

and score green on a range of components.  
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Key findings from the sustainability assessment for Sandford: 

 

4. The evidence is that Sandford has a smaller range of activities than those 

in other villages in North Somerset, with a relatively limited range and 

choice of clubs and societies. Community meeting venues are limited to 

the village hall, heritage centre, scout hut and the church. There is 

evidence to suggest that Sandford would feel like a safe place to live. The 

Parish Council is open and inclusive and the parish are working towards a 

Neighbourhood Development Plan. The housing stock is overwhelmingly 

owner occupied with few either private or social rented properties. Very 

little of the existing housing stock is affordable. 

 

5. Sandford is not within a flood zone, but local incidents of flooding have 

occurred just two years ago. Part of Sandford Wood is classified as 

Ancient Woodland and the village is adjacent to the Mendip Hills AONB. 

There is a community environmental sustainability (aka Transition) group. 

There are a few public open spaces, including an equipped playground, 

allotments and Sandford Wood. There are no significant highway issues/ 

congestion leading to serious air pollution concerns in Sandford. However, 

journeys westward need to negotiate significant traffic congestion at 

Banwell, particularly during peak periods. 

 

6. Within the village itself there are few employment opportunities, limited to 

only one large employer Thatcher’s, and a very small number of other 
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employers including the retirement village and Mendip Outdoor Pursuit 

Centre. The Thatcher’s Railway Inn has recently been refurbished, which 

has led to additional employment opportunities. Sandford Primary School 

is in the village with some early year’s childcare and a pre-school. The 

closest secondary school is in Churchill, which also provides the closest 

leisure centre facilities. There are no cycle paths or traffic free routes 

linking the village to Churchill. There are no healthcare facilities, no library, 

no Post Office, or other retail services such as comparison shops, 

hairdressers, takeaways, cafes or estate agents. The nearest key facilities 

are provided in Winscombe, although this does not have a large 

supermarket, the closest is around 7.5km from the village. Broadband 

coverage is patchy, with only superfast available to businesses.  

 

7. Two bus services run through the village, the 126 runs every hour 

travelling between Weston-super-Mare and Wells and the A2 hourly 

service from Weston-super-Mare to Bristol Airport. The nearest rail station 

is in Worle, which is approximately 8.5km from the village. Of the 2011 

population, 24.6% use sustainable travel means to access employment, 

which includes 15.4% who work from home. This is relatively low 

compared to other rural settlements measured. This is likely to be due the 

lack of employer options in the village and the distance of travel required 

to local rail stations. 

 

Key findings from the assessment of the site and proposal: 

 

8. The sustainability assessment methodology is also used to assess the 

overall impact of a proposed development site.  This seeks to assess the 

contribution or otherwise to sustainability assuming the proposed 

development of 118 dwellings has taken place. It uses the same 

categories as for the assessment of the current sustainability of a village. It 

seeks to draw out both the positive and negative impacts of new 

development. 
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9. Community cohesion is less likely to be created due to the need to travel 

to access a range of jobs and the vast majority of services and facilities. 

Future residents could have a say in the decision-making process and 

potentially contribute to the governance. But there is a significant level of 

local opposition to the proposal from the existing community who feel 

strongly that this is not an appropriate development for Sandford. The 

proposal does include the provision of informal open space and playing 

pitches, which may be beneficial to existing residents. The potential 

development will provide new housing, including affordable housing, which 

could meet local needs. 

 

10. The village doesn’t provide enough leisure activities to meet the needs of 

most within the community, thereby need to travel to other centres, 

including Bristol and Weston-super-Mare. It is a green field site, half of 

which is BMV and development would extend the built-up area of Sandford 

northwards into the countryside. 

 

11. Realistically employment opportunities for the increased population will 

continue to be sought outside the village and therefore would offer no 

tangible benefit in terms of self-containment and thus economic benefit to 

the village. The most direct route to Weston will require access through the 

narrow, congested roads of Banwell where there are significant delays, 

particularly at peak periods. 

 

12. The site is near a bus stop, but services are relatively limited. Bus services 

are especially limited if intended for employment purposes. A comparison 

between these public transport journey durations and those of car travel 

suggests that public transport options does not offer a comparable 

alternative to the private car. 

 

13. The Council disagrees with the appellant that Sandford has been 

incorrectly classified as an Infill Village and should be classified alongside 

Winscombe as a Service Village forming part of the Winscombe/Sandford 
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neighbourhood. Sandford and Winscombe are clearly two distinct 

settlements. 

 

14. The appellant states that Winscombe is classified as a service village is 

due to the input provided by Sandford in terms of the facilities and 

employment that it brings. This is not true. Unlike Sandford, Winscombe 

does have a relatively good range of facilities and services and is 

classified as a service village in its own right.  

 

15. The appellant asserts that there are no adverse impacts from the lack of 

facilities, services, job opportunities and transport links, which would not 

significantly and demonstrably outweigh the benefits. The Council believe 

this is far from the case. There would be a wide range of adverse impacts. 

 

16. In terms of environmental sustainability these would include that in the 

vast majority of instances new journeys will generate increased traffic 

movements by private vehicle, contrary to the aspirations for a low carbon 

economy. Development would involve loss of green field land, half of 

which is classified as agricultural Best and Most Versatile. 

 

17. Adverse impacts on the social sustainability of the village include that 

there are limited opportunities to walk or cycle to access services and 

facilities, which would have a detrimental impact on health and wellbeing 

of occupants. Coupled with the limited community/ leisure facilities, would 

mean that the development would not engender social interaction or likely 

to generate community cohesion. 

 

18. Contribution to the economic sustainability of the village will be minimal. 

There would be little contribution to vitality of the village where the majority 

of new consumer expenditure take places other than in Sandford or the 

nearby settlements. There are no employment opportunities offered 

beyond the construction phase and no evidence to suggest that the 

development is required to support local businesses. Employment 
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opportunities will continue to be sought outside of the village, 

compounding the role of the village as a commuter dormitory. 

 

19. Sandford is not a suitable location for the scale of development proposed. 

Development would potentially create worse conditions for future 

generations. The proposal is in conflict with local planning policy and the 

NPPF, which guides Local Planning Authorities to play an active role in 

guiding development to sustainable solutions. The appeal should therefore 

be dismissed. 


