
Sandford Neighbourhood Group Objection to Aurora development, Sandford, planning ref. 

17/P/0887/O 

Our objections to the application are as follows:  

Currently, because NSC cannot show a 5 year housing supply the Local Plan is 

deemed out of date, and the presumption in favour of sustainable development set 

out in the National Planning Policy Framework (NPPF, para 49) applies. For our 

village, this has meant uncertainty, and vulnerability to speculative large housing 

development applications which are designed to maximise profits by providing 

market housing which does not satisfy local needs, while keeping contributions for 

necessary facilities and infrastructure to a minimum.  In October 2016 a decision on 

appeal granted consent for 118 dwellings on land north of Greenhill Lane in 

Sandford, (Strongvox),contrary to Local Plan provisions and policy, and this proposal 

is for a site immediately adjacent to Strongvox.  

The Aurora development  of up to 93 dwellings does not constitute sustainable 

development for the following reasons:  

1. Over development: If it is permitted, this means Sandford will have increased in 

population terms by over 90% over the last 10 years, with no corresponding or 

adequate investment in jobs, infrastructure or facilities to ensure that Sandford as 

a community thrives or survives.  This level of overdevelopment of a relatively 

small village  in the countryside  with very few facilities is not sustainable by any 

standard, particularly National Planning Policy set out in the NPPF, and cannot be 

justified, even taking into account the current national imperative to provide 

housing. The data showing this population increase is attached. 

  An up to date assessment of Sandford shows that the infrastructure and facilities 

are not adequate to support this large development.  Local Authority spending 

constraints and priorities rule out the improvements required to improve living 

conditions for the existing residents, let alone the proposed new residents.  

 A failure to require the necessary development contributions for the new 

residents from the Strongvox development, already discussed with NSC by 

Sandford residents, Sandford Neighbourhood Group, and Parish Councillors, 

means there is no provision of land for the Primary School to expand, no money 

for youth provision, no money for secondary school transport, no land for the new 

Community Hall to be built.   

The totally foreseeable deficit in facilities and infrastructure which has been 

created lowers Sandford’s sustainability to an overall level of unsustainability, or 

level red on the Local Authority’s own RAG sustainability rating. 

An infill village with few facilities:  Currently Sandford, leaving out of account its historic and 

landscape context, can be fairly described as a mainly residential infill village in the country, 

with few facilities, a closed post office, a closed Methodist chapel, lack of business start-ups 

and job opportunities, and a relatively high proportion of retired residents and commuters.  



House prices are unaffordable for most young people from local families, due to Sandford’s 

proximity to the Mendip Hills AONB, our Ofsted-rated Outstanding Primary School,   

acceptable road and motorway links to Bristol and other employment centres, and the good 

range of shops and services, social and sporting facilities in Winscombe, the nearest service 

village.  Traffic on the A368 which bisects the village, with resultant pollution, increasing due 

to the expanding  cider factory in Sandford and other large developments in villages nearby, 

is an increasingly oppressive factor in village life.  The resulting increase in commuting time 

is identified as a brake on economic progress, in the West of England Joint Transport Study.   

The retirement village, nursing home and dementia unit:   Sandford Station ( St. Monica’s)  

was built in 2009 on a former brownfield site just outside the village settlement boundary, 

and has its own onsite facilities.  Some of the more active residents take part in village 

church activities, village gardening club, and residents are also major users of the Sandford 

Contact scheme for transport to medical appointments. 

The Primary School:  Sandford Primary School is Ofsted rated Outstanding, is currently full, 

and cannot offer places to children living in the village, who consequently have to attend 

schools in neighbouring villages.  The School hall is too small for the current number of 

children, there is a small playground, no playing pitch, and limited room to expand. 

The Village Hall, built 1909, offers apx 100sqm of useable space and basic modern 

amenities, but its size rules out all-village gatherings and a range of activities the current 

village population reasonably hopes for, with a waiting list for popular classes such as 

pilates. It is bounded on 3 sides by privately owned houses, and on the fourth by the A368, 

so it cannot be extended.  

Lack of publicly accessible open space: There is no village green,  or publicly accessible open 

space except for the under-13s children playground at Winnowing End, on a sloping site at 

the edge of village, which needs improvement.  

Few facilities: There is one convenience store, the Spar, no post office, one church, All 

Saints.  The only village pub was modernised in 2015 and is now a Cider House and Kitchen, 

with its car park on a field previously used for village fetes. The  pre-school playgroup has 

been wound up and will finally close in July 2017, after which there will be no Early Years 

provision at all in the village.  

2. The Strongvox appeal decision does not mean that  further large development in 

Sandford is sustainable. 

The applicants are wrong to say that the Strongvox decision means that further 

large development proposals for Sandford are sustainable.  It is also wrong and 

unjustifiable to say that because the Strongvox development proposal was 

granted consent on appeal, that other large development proposals for Sandford 

would also be granted consent on appeal, or should be granted consent as a 



matter of expediency by the Local Authority so as to avoid the cost of defending 

appeal proceedings.   

 

 (i)It is wrong in legal terms to say that individual findings and decisions by 

Planning Inspectors in one appeal case are binding on Planning Inspectors 

adjudicating on other appeals. 

 Each planning decision on appeals based on para 49 NPPF, even if other cases 

are referred to as persuasive, stands alone, based on its particular facts,  must 

refer directly to NPPF principles, and any other material consideration, and 

involve an individual assessment of sustainability.    For many, including the NSC 

planners who opposed the development, the Strongvox decision represents an 

extreme example of pushing the boundaries of what can be said to be 

sustainable, in National Planning Policy terms.    

Findings about a community’s sustainability must  rely on an up-to-date 

assessment of that community’s facilities and profile ( NPPF).  Sandford’s 

sustainability when further large development applications are assessed, will be 

as Sandford is post Strongvox, with the addition of the Strongvox  118 

households and the demands that development will make on the few facilities in 

Sandford, with most of the adults travelling out of the village, to work, to take 

their children to school in other villages, to find entertainment and leisure 

activity in other villages and centres, because Sandford will not have what they 

need.  

The Inspector’s findings about the (limited) availability of local buses at the time 

of the Strongvox Inquiry last year refer to the information current at that time, 

and are relevant to that time only.  

There is no proposal either in the Aurora  Travel Plan, or coming from current 

NSC’s public transport provision, which adequately provides for the public 

transport  options needed to serve this development sustainably.  The bus travel 

information in the Travel Plan is not correct.  Sandford is served by the 126 

service between Wells and Weston, and the A2 service between Weston and 

Bristol Airport. Both run hourly from 7 am to 7pm only. 70% of the Aurora 

residents, whose better-paid jobs elsewhere ( or private pensions)  mean they 

can afford market housing in Sandford, will still have to access jobs in Bristol and 

elsewhere, according to the trip distribution data provided in the Travel plan, 

using their private motor cars, because there is no direct public transport link by 

bus or rail to those centres, and because a combination of walking/cycling to 

Yatton, then public transport by rail makes the journey time unfeasible.   

 It is understood following a meeting between NSC’s Regeneration Manager, the 

Strongvox Land Manager, Parish Councillors and Sandford Neighbourhood Group 

representatives on May 10
th

 that the Strongvox masterplan is at an advanced 



stage, and is planned to be agreed well before the October 2017 deadline set by 

the Inspector, with work to start almost immediately.    

  

(ii) The Inspector’s decision in the Strongvox appeal is based on a very limited 

finding of sustainability, mainly on sustainable transport links, specifically bus 

services, between Sandford,  and neighbouring centres which do have jobs and 

facilities.  

Those services have changed, and are liable to further change. 

From the  Strongvox Decision Notice, the Strongvox site was considered by the 

Inspector to have a “reasonable degree of sustainability”, and Sandford itself a” 

reasonable degree of sustainability when public transport accessibility to 

neighbouring settlements and Weston “ is taken into account. The number of 

dwellings in particular was limited to 118 in total “ to reflect the character of the 

existing settlement “.  The Inspector did not in any way suggest that further large 

development in Sandford would be sustainable, appropriate, or reflect the 

character of the existing settlement.   

Para 65: ‘In my judgment, the appeal scheme allows for opportunities for 

sustainable transport modes to be taken up.  In Sandford this is primarily the 

existing bus service…Para 66: In any event, the (planning )hierarchy is unlikely to 

be altered to permit sites of this scale to be brought forward adjacent to 

identified infill villages.  (67) Nevertheless, for the reasons given, and in the 

context of the Council’s inability to demonstrate a five-year supply of housing, I 

consider that the appeal site demonstrates a reasonable degree of sustainability, 

for the reasons set out above, and that this should weigh in the balance in the 

determination of the appeal”’.  The Inspector also states (105) “’Í consider that 

Sandford has a reasonable degree of sustainability when public transport 

accessibility to neighbouring settlements and Weston-super-Mare is taken into 

account… (110)I consider that the development would make a limited positive 

contribution to the economic dimension of sustainability.. Nevertheless the 

development would have reasonable access to employment opportunities 

including by the use of public transport.”  The issue of scale of new housing is 

referred to (117)  “Condition 31 limits the number of dwellings to 118, to ensure 

the development reflects the character of the existing settlement. 

(iii)  The Strongvox decision does not endorse or justify limitless large 

developments for Sandford.  

On the contrary, there is a clear statement here that the Inspector is limiting the 

number of dwellings allowed to be built, ( to at least try) to ensure that the 

character of the existing settlement is preserved.  

Permitting another large development, adjacent to and almost as large as the 

Strongvox development, at a greater housing density, within the next 7 or 8 

months, would stretch the character of the settlement beyond recognition, in an 



unjustifiably adverse way.  This directly contradicts the Strongvox Inspector’s 

decision on limiting the number of dwellings to be built. 

 

3. Public transport links and sustainability:  Sandford is served by the 126 service 

between Wells and Weston, and the A2 service between Weston and Bristol 

Airport. Both run hourly from 7 am to 7pm only .  The new Weston Flyer service 

from Weston to Bristol Airport via Congresbury, not Sandford, runs between 3 am 

and 11pm.  Bus users in Sandford, Churchill and Wrington are concerned about the 

viability of the A2 service now that the Weston Flyer service has started.  First bus 

services personnel have confirmed that there will be a review of all subsidised bus 

services from 30
th

 September 2017, and that if the A2 service is not subsidised by 

Bristol Airport or NSC and is otherwise uneconomic, the A2 service will be 

discontinued.  There is no provision safeguarding or extending bus services 

stopping in Sandford, and no proposal for subsidy of extended public transport 

services via Sandford, which might validate an argument that there is a reasonable 

degree of sustainability, in terms of public transport availability. 

 

4. The lack of sustainability in social terms:  The Aurora development proposals 

amount to providing a high-occupancy dormitory housing estate, mainly market 

housing for commuters with 30% affordable housing. NSC housing allocationpolicy 

does not guarantee that families with a local connection will be prioritised. The 

affordable housing will be grouped in identifiable units. There will be no 

community facilities onsite, save a small open area between a hedge sheltering a 

badger sett and a sewage pumping station.   

The local Primary School and Village Hall are too small to accommodate the 

estimated 213 Aurora residents including children, and no land for either the 

additional classroom and additional hall space the Primary School will  need to 

accommodate the Aurora children,  or the new Community Hall needed to serve the 

Aurora families, within an expanded village population of over 1,500.  There is no 

provision for early years care, so families will have to take their children out of the 

village for both early years care and primary schooling.  The nearest Children’s 

Centre is at Banwell. There will be no youth facilities in the village, as the Scout Hut 

sited on the Methodist Chapel premises, is due to close this September, following 

the closure of the Methodist Chapel earlier this year, and youth services provision is 

not on offer from either Strongvox or the Aurora proposal.  The young people from 

these developments coming to live in Sandford would have, literally, nowhere to go 

in the village or nearby, for free youth activities.  The nearest Youth Club is at 

Winscombe, 2.7 km away, open one evening a week.   

With this proposed level of housing increase without the infrastructure or facilities 

to support it, it becomes obvious that integration of the new residents in village life 

in Sandford and building an inclusive sense of community, is unlikely, verging on the 



impossible.  Disaffection is likely to bring an increase in  vandalism and other criminal 

offending which is entirely foreseeable, which will have an undesirable impact on the 

Sandford community, and the wider parish.  

 In social terms, this proposal is unsustainable, and the adverse effects greatly 

outweigh the benefits.   

5. The lack of sustainability in economic terms:  

Lack of jobs.  It is accepted that there are few local jobs, with no evidence of village 

start-ups, and little opportunity for the additional 139 jobs (1.5 x 93 

dwellings)required for the Aurora residents.   Any benefit to local businesses 

generated by building the development will be shortlived.   

Lack of sustainable travel modes for commuting   The travel plan offers no realistic or 

viable measures to provide a sustainable alternative to private motoring, so already 

unsustainable levels of  out-commuting from Sandford will rise.  For example, the 

travel time involved in cycling to Yatton or Worle, then catching a train to Bristol 

rules this out as an acceptable travel mode.  There is no bus service from Sandford to 

Bristol, identified as a major employment destination in the Travel Plan.  There is no 

guarantee that the A2 commercial bus service to Bristol Airport will continue beyond 

September 2017 unless this is subsidised, and no subsidy is on  offer. 

Increased congestion, lower productivity, and less incentive for businessesThe 

increased private car traffic from the development will lead to increased congestion 

in the villages particularly at peak times,  and increased travel time for commuters 

and businesses, which will impact on productivity and decisions about where to site 

businesses, decisions about where people want to buy their homes and work, and 

ultimately the economic welfare of the wider region.  

Health impacts  The health impact on communities affected by pollution from HGVs and 

other diesel vehicles is well known. The A368, accessed directly from this development is 

busy with traffic including private diesel vehicles, and  HGV traffic from the cider factory 

and other local business concerns.  

The health impact, including mental health impact, on communities lacking in facilities 

for exercise, sport, and leisure activities allowing social interaction. Opportunities in the 

village for residents of all ages to take part in accessible free exercise, sport and leisure 

activities apart from walking or cycling, are very limited, and currently no improvement 

to this situation is on offer, despite the proposed influx of new residents. 

Unemployment, or lower-paid employment where people struggle to meet high housing 

and travel costs or find childcare, is also known to contribute to health problems, 

including mental health problems.  The job requirement for this development is 139, and 

there is no proposal for employment provision, or a development contribution towards 

employment, which there would be if this development were sited in an area reserved 



for housing development in the Local Plan.  This, and the lack of childcare provision in 

the village, are bound to be factors adversely affecting a number of the new residents. 

The poor health outcomes described, which bring an economic burden in healthcare and 

social support, could foreseeably result from this large development being sited in 

Sandford.  This involves a considerable longterm economic cost, quite apart from the 

cost in human terms. 

 In the short and medium term,  possibly up to 7 years for school transport, the cost of 

school transport and early years provision outside the village will have to be borne by 

NSC as a statutory liability, if the developers are not made to pay. 

The adverse economic effects, including the foreseeable high economic cost of added 

healthcare and social support resulting from siting this large development in Sandford , 

outweigh the benefits. 

6. Lack of sustainability in environmental terms:  

Sandford’s landscape designation and proximity to the Mendip Hills Area of 

Outstanding Natural Beauty ( AONB),  

The landscape around Sandford falls within the J2 River Yeo Rolling Valley Farmland and is of 

moderate character in good condition.  The Landscape Strategy is to conserve the peaceful, 

rural nature of the landscape with intact pasture and field boundaries and to strengthen the 

area of weaker character particularly where the landscape is affected by modern infill and 

ribbon development along roads.  Despite modern ribbon development on both sides of the 

A368, interspersed with former farmsteads, some Grade ll listed, a sense of countryside in 

and around the site has been preserved. 

 

The size of this proposed development and the proximity to the Mendip Hills AONB means 

that a Landscape Character impact assessment was indicated as being necessary in February 

this year, presumably with photomontages of the final proposal statement.  These have not 

yet been provided and constitute an important part of the planning considerations without 

which the decision on this application should not be taken.  

 

The village landscape is part of our living natural and cultural heritage.  

 

In terms of social as well as environmental sustainability, the countryside around the site, 

including the Mendip Hills AONB and the public rights of way giving access to it, is an 

important part of village life and village identity, and also important in giving visitors to the 

area  the chance to benefit from the rural outlook, including the views out from the AONB.  

 

This site, a denser than average block of 93 houses, close beside the 118 dwelling Strongvox 

site, represents a major interruption to the the rural outlook, and a major disruption and 

the peace and tranquillity of the area to the North of the ribbon development along 

Greenhill Road. .   There appears to be inadequate screening by tree planting to protect the 

privacy and outlook of the households on Greenhill Lane.  Also, siting blocks of flats at the 



entrance to the site, visible from Greenhill Road and the southern slopes of Winscombe Hill, 

partly ancient woodland crossed by paths, is totally out of character with the existing 

dwellings, and will have an adverse effect on the outlook from Sandford Wood.    

Overall, this development, does not contribute to the objective of conserving the essentially 

rural nature of the landscape, and there are adverse effects on the wider countryside and 

public rights of way.   

 

A development which goes against current and emerging national policy. Siting such a large 

development, nearly 3 ha, within a designated landscape  in the countryside close to the 

AONB goes against current and emerging  National policy .  This emerging policy, prioritises 

the use of land other than in the country, and when development is considered for 

settlements in the countryside, encourages consideration of small sites of half a hectare or 

less,   and emphasises  

 

‘making   more land available for homes in the right places, by maximising the contribution from 
brownfield and surplus public land, regenerating estates, releasing more small and medium-sized 
sites, allowing rural communities to grow and making it easier to build new settlements; Maintaining 
existing strong protections for the Green Belt, and clarifying that Green Belt boundaries should be 
amended only in exceptional circumstances when local authorities can demonstrate that they have 
fully examined all other reasonable options for meeting their identified housing requirements; ‘   
Government white Paper on Housing, Fixing our Broken Housing Market, March 2017 

 

Heritage: Sandford has a number of heritage assets including 6 Grade ll listed buildings, in a 

currently predominantly rural setting, which this proposal would detract from. Nye Farm 

and Rookery Farm, are very ancient sites, one moated, documented in 1290,and further 

early 16th, 17
th

 and 18
th

 C properties in Sandford have been examined and documented by 

the Somerset Vernacular Building Research Group, in addition to those assets reported on 

by the applicant. To the South of Sandford  Early prehistoric finds include animal bones on 

Sandford Hill, including lion, c 40,000 BC, and archaeological evidence shows that mining 

has taken place in the area since Roman times.  

This site north of Pool Farm, commented on in detail by the applicant, may well contain 

historical artefacts which should be preserved as part of our cultural heritage, and we ask 

that no decision and no action is taken before the appropriate survey  and consideration of  

the results of that survey has taken place. 

  
Protected species: 

There will inevitably be permanent disruption to wildlife from the construction, and highly 

probably disruption to one of the badger setts onsite.  Dormice have been identified as 

being present in the Strongvox site adjacent to this, leading to a strong probability that they 

will also be present on this site, which requires further investigation.  The Bat survey has not 

yet been undertaken, with a survey of 79 Greenhill Road for emerging bats over the 

recommended period. The risk to protected species and general loss of biodiversity means 

that a planning decision should not be made until the relevant reports are available and 

have been fully assessed, including the effect of pollution from noise and lighting, and taken 

into account. 

Agricultural land currently used as horse pasture, will be lost as a result of this development, 

with a strong likelihood that some is best and most versatile land.  



Flooding: The applicants reports disclose that the Northern portions of the site are 

concluded to be at risk of surface water flooding, with a high  groundwater table 1m and 2m 

below ground, and low infiltration due to the underlying Mercia mudstone, which precludes 

the use of soakaways. There will have to be piled foundations throughout the site due to an 

underlying area of instability.  This detracts from the suitability and sustainability of this site 

for building.  

Carbon cost and climate change: permitting this development in the countryside, will 

inevitably result in greatly increased commuting by private car, even if more sustainable 

transport modes are adopted over time, will greatly increase carbon emissions, and 

contribute to climate change, contrary to NPPF and Local Plan Policy. The energy statement 

does not appear to prioritise or commit to renewable and more sustainable energy solutions 

for this development. 

 

Overall, the adverse effects of this development outweigh the benefits of providing the 

housing proposed, and it should be refused. 

 

Should this application fall to be decided within the provisions of the Local Plan, this 

development falls outside the current settlement boundary, and is not included in the Sites 

and Policies development map.  It should be refused,  relying on the provisions of Core 

Strategy 2017,  Vision 7 Infill Villages and Countryside Vision, and Cores Strategy 33 on Infill 

Villages: 

Rural areas will retain and enhance their countryside character where the quality of the 
natural environment is the prime objective and any new development will be small scale and 
strictly controlled. The infill villages will have maintained or enhanced their individual 
character, identity and sense of community. Accessibility will be improved to facilities and 
services not locally available within nearby larger settlements. The surrounding countryside 
will have retained its open natural character, its distinctive landscapes protected from 
inappropriate development, agricultural use supported and valued for its biodiversity 

Core Strategy 33: Within those smaller settlements and the countryside where there are no 
residential development boundaries, new housing will be strictly controlled. Where 
affordable housing exception schemes are proposed in accordance with Policy CS17, these 
will only be acceptable adjacent to the settlement boundaries of the infill villages, or 
adjacent to the main body of the settlement. Such schemes will not be appropriate in the 
Green Belt 
 
We refer to our request under S.106 Town and Country Planning Act, attached for your 

consideration. 

 

Signed Victoria Eddins and Kate Eastment, for Sandford Neighbourhood Group 

sng@winscombeandsandford.org.uk 

c/o Paddock Rise, Hill Road Sandford BS25 5RH 

 

. 

  

 


