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1. Introduction 
 

1.1 We support the decision of North Somerset Council to continue to bring forward the new Local Plan (nLP) 

prior to the examination of the Joint Spatial Plan (JSP).  This will ensure a timely examination of the Part II 

Plan following the adoption of the JSP. 

 

1.2 The importance of the timely adoption of the nLP is emphasised by the fact that it will be the nLP which will 

allocate the sites to meet the updated housing requirement set out in the JSP.  The adoption of the nLP is 

therefore critical in ensuring that housing needs are met over the plan period, in addition to maintaining a 

short-medium term housing land supply; notably through five year housing land supply (5YHLS). 

 

1.3 This is underpinned by the current shortfall in 5YHLS within North Somerset against the adopted Core 

Strategy target, and emphasises the need to ensure the sites identified in the nLP provide an immediate 

opportunity to deliver housing to meet the short-medium term need.   

 

1.4 The National Planning Policy Framework (NPPF, 2018), and associated Planning Practice Guidance 

(PPG), confirm that all settlements have a role in supporting sustainable development and meeting housing 

needs. In rural areas, the PPG states that “all settlements can play a role in delivering sustainable 

development” and that a thriving rural community is dependent on retaining local services and community 

facilities, and that development in more rural areas will require different sustainable transport solutions (50-

001-20160519). 

 

1.5 We welcome the recognition of this in the Consultation Document and associated evidence base, and the 

decision to reconsider the existing spatial hierarchy in light of the updated needs assessment, and national 

planning policy. 

 

1.6 The recognition of the differing roles of settlements in meeting the need for sustainable development must 

be reflected in the emerging Sustainability Appraisal (SA), to ensure that all reasonable options are 

considered through the iterations of the SA, and that opportunities to maximise sustainable development to 
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meet the existing and future housing needs of North Somerset, and the wider West of England, are 

identified.   

 

1.7 Sandford has been identified as a suitable location for growth through the development management 

process following the approval of 118-dwellings in 2016, and the recommendation of approval for another 

85-dwelling scheme by Officers in 2018.  The nLP provides an opportunity to update the local plan in line 

with the up to date development context. 

 

1.8 Land South of Greenhill Road could deliver housing within a sustainable location, and within a small-

medium sized site, in accordance with recent Government policy (discussed further below).   
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2. Housing Need and Supply 
 

Existing Housing Need and Supply 

 

2.1 The adopted Core Strategy (January 2017) sets out a housing requirement of 20,985 dwellings over the 

plan period 2006 to 2026; with this level of growth to be reviewed by 2018.  That review process has 

commenced through the West of England JSP, but has not yet been completed 

 

2.2 To date, 9,710 dwellings have been completed over the first twelve years of the plan period, 2006-2018, 

and as such there remains a requirement for a further 11,275 dwellings to be completed in the next eight 

years (NSC, Residential Land Survey 2018). 

 

2.3 The most recent appeal decision considering 5YHLS in North Somerset found a 5YHLS of 4.4years 

(APP/17/3184845, dated 18 June 2018).  This represented a mid-point between the Authority’s position (at 

5years) and Appellant (at 3.41years).  This related to the period 2017-2022, and as such, is now out of 

date, and the Authority will shortly be publishing an updated 5YHLS assessment.   

 

2.4 Of particular note, subsequent to this appeal decision, the NPPF (2018) has been published, which sets out 

a more stringent test for the inclusion of sites within the 5YHLS; in particular where reliance is placed on 

allocations or sites which benefit from outline planning consent only (see ‘Deliverable’; NPPF Glossary).  

As set out in the published 5YHLS statement, a number of key elements of North Somerset’s 5YHLS come 

from these sources, and as such, their inclusion in the updated 5YHLS assessment will need to be 

reconsidered in light of the new NPPF. 

 

2.5 The current position in regard to 5YHLS, and the shortfall to date against the Core Strategy requirement, 

highlights the importance of maintaining a robust supply of smaller development sites for short-medium 

term housing supply.  This has been emphasised by the Government in recent years, who have confirmed 

that central to ‘Planning for the Right Homes in the Right Places’ is “releasing more small and medium-

sized sites, allowing rural communities to grow..” (MHCLG, Fixing our Broken Housing Market, February 

2017).  
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Emerging Housing Need 

 

2.6 The submitted JSP includes a housing target of 102,200 units for the period 2016-2026; of which 25,000 

are to be directed to North Somerset.  This was based upon the West of England Authorities’ objectively 

assessed need (OAN) of 98,000. 

 

2.7 The JSP is currently subject to objection in regard to the emerging housing requirement, and this will be 

tested through the Examination process in 2019.  A number of alternative OAN assessments have been 

undertaken, which indicate that the housing need is around 135,000 – 145,000 homes.   

 

2.8 The Government are bringing forward a new standardised methodology for OAN, and a consultation is 

ongoing until December 2018.  This has confirmed that for now, the 2014-based household projections 

should be used to provide the demographic baseline, and that the standardised methodology as previously 

published remains the same.  The MHCLG’s calculation of the housing need for North Somerset over the 

period 2016 to 2036 using the standardised methodology is an annual requirement of 1,305 dwellings 

(MHCLG, September 2017). 

 

2.9 The emerging JSP therefore plans for an under-delivery of housing within North Somerset against the 

standardised methodology: a shortfall of 1,100 units over the 20-year plan period.  This doesn’t account for 

any unmet need from the City of Bristol: which against its MHCLG standardised methodology figure will 

have a significant shortfall of over 10,000 homes over the plan period.    

 

2.10 The forthcoming JSP Examination will provide clarity on the appropriate housing target for the West of 

England; and as a result for North Somerset. Given the current uncertainty, we would encourage North 

Somerset to take a proactive approach in identifying opportunities for development at this early stage of the 

nLP, to enable flexibility at a later stage to respond to changes in the overall housing requirement.  
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Emerging Housing Supply 

 

2.11 Page 4 of the Consultation Document sets out how the emerging housing requirement will be met within 

North Somerset: 

 

Existing Commitments 13,932 

Small Site Windfall 1,300 

Strategic Development 

Locations 

7,850 

Urban Living 1,000 

Non-Strategic Growth 1,000 

Total 25,082 

  

2.12 We raise a significant concern that the proposed housing land supply only provides a surplus of 82 

dwellings over the twenty-year plan period; this provides no scope for any sites stalling in the development 

process or delays in delivery.  The housing land supply already includes a windfall allowance (at 1,300 

units), in addition to the urban living requirement for a further 1,000 units – both of which are optimistic.  As 

such, there will be limited additional development opportunities over the plan period which would provide a 

buffer against the housing requirement. 

 

2.13 A number of objectors to the emerging JSP have raised concerns in regard to the deliverability of the four 

Strategic Development Locations (SDLs) identified within North Somerset: both in-principle and in regard to 

their likely housing trajectory over the plan period.  We do not reiterate any objections in-principle to the 

SDLs; recognising that this will be addressed in the JSP.  However, the deliverability in terms of the 

anticipated housing trajectory is material to the nLP, and is critical in ensuring that the nLP allocates 

sufficient Non-Strategic Growth to meet housing needs over the plan period.  

 

2.14 The Consultation Document indicates that combined these four SDLs will deliver 7,850 dwellings over the 

plan period; thus comprising a significant proportion of the housing land supply.   However, the 

Consultation Document also confirms the scale of infrastructure required to support these allocations, and 

the constraints which will need to be overcome in bringing forward these sites.  Whilst these form a central 
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element in regard to the in-principle concerns with the SDLs which will be considered at the Examination of 

the JSP, should the SDLs proceed, then the scale of the infrastructure, in particular to support the delivery 

of the two new Garden Villages, is substantive and will thus impact upon the lead-in time to first 

completions: both in regard to practical delivery of the infrastructure, and also the securing of necessary 

funding.   

 

2.15 In addition, these areas do not fully benefit from developer interests, and there are a significant number of 

landowners whom have yet to confirm their willingness to enter into discussions with any party.  The wider 

infrastructure identified to support these Garden Villages, in particular the two new bypasses, will require 

further land agreements to be reached. 

 

2.16 Following the confirmation of land owner interests and securing suitable legal agreements, it would be 

necessary to undertake a full environmental impact assessment and masterplanning process, then an 

outline planning consent, potentially the subsequent sale of development parcels, the discharge of all 

relevant conditions and detailed reserved matter approvals before any construction work could start on site. 

 

2.17 Research undertaken by Nathanial Litchfield & Partners (NLP), 'Start to Finish' (2016), investigated the 

timescales for delivery of large-scale strategic developments. The research concluded that on larger 

schemes of 2,000 or more dwellings, the average planning approval period was 6.1 years. This process 

can only be undertaken once the legal interest in the land has been secured. 

 

2.18 However, the trajectory underpinning the nLP’s housing supply figures (JSP Housing Trajectory, April 

2018) indicates that housing delivery will commence in 2021/22 (Banwell Garden Village) and 2025/2026 

(Churchill Garden Village).  Assuming land assembly would take 1-2 years, this leave one year or less to 

achieve planning consent on the Banwell Garden Village and four years for the Churchill Garden Village; 

both of which are significantly less than the 6 years identified in the NLP Research.  

 

2.19 The April 2018 trajectory also indicates that delivery on these new garden villages will reach up to 300 

dwellings per annum to deliver the 7,850 dwellings by 2036.  This annual delivery is substantial, and we 

consider these are unrealistic.  The above referenced NLP research found that on average the larger 
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schemes (over 2,000 units) delivered fewer than 200 dwellings per annum.  The only site which recorded 

an average annual completion rate above 300 units was Cranbrook, which took a significantly greater lead-

in time than anticipated on the two North Somerset Garden Villages, and its delivery was supported by 

£32million of Government funding to support both its Phase 1 and 2.  The delivery of the Weston Villages, 

allocated in the Core Strategy, has failed to achieve housing completions at these rates with the highest 

number of annual completions in the last six years at 242 dwellings; with the average at 93 dwellings per 

annum.  

 

2.20 As such, in addition to the delay in commencement on these sites, we also raise a concern that once 

commenced, the annual delivery rates of the SDLs, notably the two new Garden Villages, is unlikely to 

reach the annual projections within the housing trajectory.    

 

2.21 In light of the lack of a suitable buffer, with the planned buffer at only 82 dwellings over the 20-year plan 

period, there will be no flexibility in the housing land supply to allow for delays in commencement or 

delivery on these strategic sites.  

 

2.22 To ensure a robust housing land supply over the plan period, and the ability to demonstrate a 5YHLS within 

the short-medium term, the number of units identified within the nLP as Non-Strategic Growth should be 

increased.   
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3. Sustainability Appraisal  
 

3.1 In light of the need for housing across North Somerset, and the national policy approach of supporting 

sustainable growth across all communities, we support the decision to consider the objectives underpinning 

the Sustainability Appraisal (SA).  It is important at this early stage of plan-making, that the SA objectives 

remain at a high level, and flexible to respond to the differing opportunities for growth across North 

Somerset.  As such, given the role of the nLP, we raise a concern that the replication of the SA which 

underpins the emerging West of England JSP is not appropriate.  The objectives of the JSP are 

substantively different to the nLP, and the SA objectives should therefore be re-considered for the 

purposes of the nLP.  

 

3.2 In this regard, we make a number of comments below where we raise a concern with the emerging SA, and 

that the use of a strict criteria based approach to assessing sustainability isn’t a reflection of the local 

context, the scope of the nLP and the NPPF’s recognition that all settlements have a role to play in 

delivering sustainable development. 

 

3.3 The concern in regard to a strict criteria based approach has most recently been highlighted by the report, 

‘Sustainable Villages – Making Rural Communities Fit for the Future’ (CLA Policy Briefing, 2018), which 

emphasises the risk of a criteria based approach being “no longer fit for the modern, digital age, and must 

be re-examined” (p.9).  The report highlights that the criteria based approach fails to account for modern 

day access to services and facilities, doesn’t reflect the nature of rural communities and the clustering 

effect of villages, and undermines the sustainable growth of these rural communities.  

 

3.4 We comment below that the assessment of development options for the nLP needs to take a high level, 

balanced approach, and that adherence to a strict accessibility criteria would not be supported.    

 

Baseline 

 

3.5 Simply referencing the JSP evidence base is not sufficient in regard to the housing need section – in 

particular in respect to affordable housing.  The JSP is explicit that it will not be able to meet the total 

affordable housing needs for the West of England, but it doesn’t indicate within which Authorities the 



 

 

Land South of Greenhill Road, Sandford 

North Somerset Local Plan: Issues and Options 

 

 
   

Waddeton Park Ltd  December 2018  10 

shortfall will occur.  There is a role for the nLP to seek further opportunities to address this shortfall.  In 

addition, the JSP doesn’t provide a breakdown in the typologies of the housing need, which should form 

part of the SA baseline.   

 

3.6 Secondly, the SA currently has an inherent ‘policy-on’ element as it appears to automatically carry forward 

the policy designations for District and Local Centres.  The nLP is reviewing these policies, and as such, 

they cannot form part of the SA baseline.  In line with the comments above, and the PPG, the delivery of 

new housing has a role in supporting existing and new services and facilities within rural settlements, and 

this should be reflected within the assessment, this is discussed further below.  

 

Sustainability Objectives and Indicators     

 

3.7 The confirmation within the SA that there are elements of the objectives which naturally conflict is 

supported, and in this regard, it must be made clear that the assessment of options must be made on the 

balance, as opposed to a stringent exclusion of an option for scoring negatively in a particular category, 

where this is offset by other positive scores.   

 

3.8 This recognition of inherent conflict between objectives is in direct conflict with a number of references 

made in the SA.  For example, at p44, it is indicated that the nLP should seek not to allocate development 

sites in areas where any facet of environmental quality is poor.  However, as identified above, this may 

conflict with other objectives, for example the need to deliver a suitable quantity of housing.  At this stage in 

the nLP, there should be no predetermined outputs from the SA process. 

 

3.9 As set out below, we welcome the decision to reconsider the settlement hierarchy, and consider the range 

of opportunities to deliver sustainable growth.  In addition, it is well documented that a stringent approach 

to ‘accessibility’ in regard to development is not supported.  The PPG makes explicit reference to the fact 

that “different sustainable transport policies and measures will be required in different communities and 

opportunities to maximise sustainable transport solutions will vary from urban to rural areas” (PPG: 50-001-

20160519).  A number of inspectors both within North Somerset and elsewhere have also raised concerns 

in regard to the assessment of accessibility against fixed distances: recognising that this fails to account for 
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opportunities within neighbouring communities, and accessibility by walking, cycling and public transport 

(see 2016 Appeal Decision in Sandford – APP/15/3139633, dated 12 October 2016).  It is important that a 

flexible approach to access to services and facilities is undertaken in the SA given the role of the nLP in 

allocating Non-Strategic Growth.  This demonstrates the inherent differences with the West of England 

JSP, which based upon seeking development sites over 500 dwellings, included a significantly greater 

range of services and facilities required within general proximity, but also is based upon the premise that 

the scale of the development sites also enables onsite provision through the JSP.  

 

3.10 We make the following comments on the individual Sustainability Objectives: 

 

1.4: Achieve Reasonable Access to a Full Range of Community Facilities (post office, meeting venues, 

youth centres). 

 

3.11 We assume the reference to a youth centre is an error, given the later reference in the table relates to 

meeting venues.  A requirement for a youth centre within 800m would be unsupported, and unrealistic.   

 

3.12 In light of the recognition that a range of settlements should support sustainable growth, and also in light of 

appeal decisions made within North Somerset, we would question the imposition of an indicator which sets 

100% of development within 800m of these services.  The distance in itself relates to walking only, and 

doesn’t account for cycling and public transport opportunities. 

 

3.13 In addition, 800m fails to reflect walking distances in practice.  The DfT’s 'National Travel Survey: 2016' 

(NTS) indicates that 25% of all journeys and 80% of journeys under one mile (1.6km) are made by foot 

(Table NTS0306); with the NTS also indicates that the average walking trip length is 0.7miles (1.3km). In 

addition, national guidance on this issue is provided by Manual for Streets (MfS) which, at Para 4.4.1, 

states that: 

 

“Walkable neighbourhoods are typically characterised by having a range of facilities within 10 minutes’ [up 

to about 800m] walking distance of residential areas which residents may access comfortably on foot. 
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However, this is not an upper limit and PPG13 states that walking offers the greatest potential to replace 

short car trips, particularly those under 2km.” 

 

3.14 The recent NTS identifies that the average trip length by bicycle is 3.1 miles (5.0km); and that 86% of all 

cycle trips are over 1 mile (1.6km) and 57% over 2 miles (3.2km) (Table NTS0308). A total of 79% of all 

cycle journeys are made over distances less than 5 miles (8km).  

 

3.15 Together, these statistics demonstrate that 81% of all trips under 1 mile (1.6km) are by walking and cycling, 

and indeed, over half (61%) of all trips under 2 miles are by walking and cycling; questioning the 

appropriateness of the 800m threshold set out in the draft SA. 

 

3.16 We suggest that this objective is broadened to reflect accessibility to services via walking, cycling and 

public transport.  A list of services should be included, but the requirement for 100% to be within the 

threshold is excessive in light of the scope of the nLP, and as such, the general accessibility to services 

should be part of the planning balance as opposed to a strict negative if not all the services are within the 

identified distance.  

 

1.5: Achieve Reasonable Access to Educational Facilities (primary and secondary schools) 

 

3.17 We reiterate our comments above in regard to this indicator: noting that the 800/1,500m referenced to 

access these facilities is also above the distances set out in IHF (2000) ‘Providing for Journeys on Foot’; 

which explicitly considers distances to primary and secondary schools above these distances as being 

appropriate.  

 

1.6: Achieve Reasonable Access to Town Centre Services and Facilities 

 

3.18 We make comments above in relation to the pre-determination of the strategy by automatically assuming 

the designated Town and District Centres remain the same.  As demonstrated through the planning 

appeals which have granted planning consent within Infill Villages, the settlement hierarchy as currently 

drafted fails to appropriately consider the range of services and facilities within smaller settlements and the 
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role that these have in supporting local communities, and indeed the role that further housing growth will 

play in supporting the retention of these important local facilities, and providing further footfall to increase 

local service and facilities provision.    

 

3.19 We suggest that the nLP should also identify ‘neighbourhood centres/hubs’ whereby groups of services 

and facilities outside of designated Town and District Centres are identified.  The identification of these 

areas will aid in the consideration of appropriate locations for further housing growth, but will also provide 

the opportunity to introduce local policies which protect these services and facilities.     

 

2.1 Achieve Reasonable Access to Public Open Space 

 

3.20 It is unclear what these indicators will mean in practice.  The role of public open space in supporting 

sustainable development is agreed.  The range of typologies of open space require differing degrees of 

accessibility – with children’s’ play space a local provision, whereas formal sports pitches are less 

frequently used, and users will travel greater distances to this typology.  These variations should be 

reflected in the assessment.   

 

2.2 Achieve Reasonable Access to Healthcare Facilities   

 

3.21 We raise comments above in regard to a strict distance criteria for service provision.  In particular we note 

that the referenced CLA Report specifically highlights healthcare services as requiring a more holistic 

approach to ‘sustainability’ with the use of web-related sources, and modern technology (notably the 

proliferation of GPs now using a telephone-based appointment system) varying the more traditional health 

service delivery, and questioning the assumption that these service need to be ‘walkable’.  

 

3.22 The requirement for accessibility to healthcare services by walking has also be questioned within planning 

appeals, in particular given the frequency of health service use by the general population.  Research by the 

Universities of Oxford and Bristol indicated that the average number of GP face-to-face consultations per 

patient was 3.18/person/year (5 April 2016, The Lancet).      
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3.23 It is also noted that the need for accessibility to wider health services such as opticians within 800m 

appears arbitrary, and doesn’t reflect the nature of the services being assessed.   These may be 

appropriate on large scale urban development sites within the JSP, but are not reflective of the objectives 

of the nLP in delivering growth over the remaining plan period within North Somerset.  

 

3.24 Whilst general accessibility to health services is supported, as with the above, accessibility should be 

considered across walking, cycling and public transport, with this balanced against frequency of service 

use and also a reasonable list of health services.  

 

4.1 Achieve Reasonable Access to Sustainable Transportation  

 

3.25 We support this objective, and the aspiration to deliver development in locations where public transport is 

accessible.  It is noted that a strict criteria requirement has the potential to conflict with national policy 

which indicates that sustainable transport solutions vary within urban and rural areas.  The assessment of 

existing services only also fails to recognise the role that further development plays in supporting and 

enhancing existing public transport provision.  
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4. Settlement Hierarchy  
 

4.1 All settlements have a role in supporting sustainable development in a manner commensurate with their 

scale and range of services and facilities on offer – and we support the Consultation Document’s reference 

that growth of settlements will depend on a number of factors, including existing size, capacity and 

accessibility.  The Consultation Document confirms that settlements currently outside the Core Strategy’s 

existing categories of settlements suitable for housing growth may provide opportunities to deliver 

sustainable development.   

 

4.2 We support this position – noting that a number of planning decisions have confirmed that the current spatial 

hierarchy, which precludes development within Infill Villages, doesn’t allow for sustainable development; with 

a number of larger scale housing sites being granted planning consent at planning appeal within Infill 

Villages.  

 

4.3 In terms of the options identified within the Consultation Document, we would suggest a mixture of option 2 

and 3 would deliver the most appropriate local strategy, and ensure the delivery of sustainable growth over 

the plan period. 

 

4.4 There are a diverse range of villages within North Somerset, and the current settlement hierarchy does not 

reflect this.  Option 2 provides this opportunity; enabling communities which can support sustainable growth 

to be identified, and provide a more appropriate framework for local planning decisions.  This will also enable 

the nLP to reflect the current planning policy context, in regard to national planning policy and also to reflect 

the recent approach taken by planning inspectors within North Somerset.  As discussed above, this 

recognition can go beyond housing, to consider the wider role of these settlements, for example in providing 

neighbourhood services and facilities.  

 

4.5 We note that a negative is identified in regard to this approach – being that the option assumes that 

residents within smaller villages can easily access services and facilities in neighbouring larger settlements.  

In this regard, we reference our comments above to the draft SA, and the fact that accessibility in rural 

areas, as set out in national planning policy, should reflect the varying opportunities for sustainable travel.  
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Our comments above to the emerging Sustainability Objectives suggest that a broader approach to 

‘accessibility’ should be taken, and that through acknowledging the varying roles of walking, cycling, public 

transport and use of private vehicles in more rural locations, that an appropriate spatial strategy can be 

delivered.  This will negate this disadvantage in practice and ensure that the spatial strategy accords with 

national planning policy. 

 

4.6 Section 2 of this Representation has raised a concern in regard to the deliverability of the proposed housing 

trajectory, and notes the implications that this will have on housing land supply in the short-medium term, 

and throughout the plan period.  Option 3 of the Consultation Document provides an opportunity for North 

Somerset to proactively address this potential shortfall, and provide a framework for sustainable 

development to come forward over the plan period; for example where a 5YHLS cannot be demonstrated, 

and where new opportunities are presented.   

 

4.7 In this regard, we suggest that a criteria based policy would also be appropriate to enable sustainable 

development to come forward over the plan period to respond to new opportunities for growth, and also to 

provide a pragmatic solution to respond to shortfalls in housing land supply.  
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5. Sandford 

 

Sandford 

 

5.1 The village of Sandford falls to the north of the Mendip Hills AONB, and is classified as a ‘Central Parish’ 

within the Consultation Document. 

 

5.2 Sandford benefits from a number of services and facilities; including a primary school, convenience store, 

meeting room, and pub; alongside a range of social/community groups. There are also several other 

businesses in the village providing a wider range of services and facilities.  In line with the findings of the 

CLA Report, referenced above, Sandford forms part of a cluster, with further services and facilities 

accessible in neighbouring villages, including Winscombe, Churchill and Banwell.  The village itself benefits 

from a relatively significant number of employment opportunities given its size, with over 400 jobs within the 

village. 

 

5.3 Sandford is located on a bus route between Weston-Super-Mare and Wells; and in addition is supported by 

bus services to Bristol Airport, and a number of school/college buses.  The services meet the frequency 

requirements set out for rural areas within the SA (Objective 3.2).   

 

5.4 The sustainability of Sandford as a location for growth has been considered by the Planning Inspectorate, 

under APP/15/3139633, which confirmed that the village was a suitable location for growth of a greater scale 

than that permitted by the adopted Core Strategy.  This has followed through into local planning, with 

Officers’ recommending the approval of another planning application in the village (17/P/0887/O) on this 

basis.  

 

5.5 In line with our comments above in relation to the settlement hierarchy, Sandford represents a sustainable 

location for local growth within North Somerset – responding to the NPPF’s recognition that all settlements 

have a role to play in supporting sustainable development.  There are a range of services and facilities, and 

employment opportunities, within walking/cycling distance of the village, and there are opportunities for 

sustainable transport modes to be taken up.     
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Land South of Greenhill Road 

 

5.6 The site comprises 1.88 hectares of agricultural land to the east of Sandford; south of the A368 (Greenhill 

Road). It comprises a single field in agricultural use, and is bordered by existing dwellings and built form on 

all four sides.  A site location plan is enclosed at Appendix 1.  

 

5.7 The site lies within Flood Zone 1.  It is relatively level; falling from 32.4m in the south-east to 28.4m in the 

north-west. The tree group within the southern end of the western hedgerow is subject to a Tree Protection 

Order (TPO 1091). 

 

5.8 The site borders the Mendip Hills Area of Outstanding Natural Beauty (AONB) which runs along the site’s 

southern edge.  The southern edge also includes a Public Right of Way. 

 

5.9 250m to the west of the site is the Grade II Listed Pool Farmhouse.  There are no other designated heritage 

assets in the vicinity of the site.    

 

5.10 The site is suitable for residential development, with a number of opportunities to deliver housing on the site.  

This includes a scheme for approximately 35 dwellings including affordable housing provision, or 

alternatively a care home alongside approximately 10 dwellings including affordable homes.  The nature of 

development proposals for the site would be subject to discussions with North Somerset Council.   

 

Highways 

 

5.11 Access to the site could be delivered through a simple priority access junction, alongside the extension of the 

existing 30pmh west to incorporate the site entrance.  This would include the provision of a new pedestrian 

crossing facility and additional footway along the north carriageway on the A368 to connect with the existing 

footway into the village centre.   

 

5.12 This new pedestrian infrastructure would also deliver a new link for the local PRoW network; between the 

PRoW along the southern boundary, the village centre, and the PRoW which goes directly north of the site to 

Churchill Community Academy & Sixth Form.    
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5.13 The existing bus stop on the north-east corner of the site would be retained and appropriate pedestrian 

access provided. 

 

Drainage  

 

5.14 The site lies wholly in Flood Zone 1.  

 

5.15 The preliminary surface water drainage strategy has identified a number of options for the disposal of 

surface water runoff; limiting this to existing greenfield rates plus climate change.  This includes opportunities 

for plot soakaways, swales, porous paving and attenuation/infiltration ponds/basins; which could combined 

result in a reduction in off-site surface water runoff rates.   

 

Heritage and Archaeology  

 

5.16 The only relevant designated heritage asset is Pool Farmhouse, located c250m west of the site.  No direct 

association between Pool Farm and the site was discerned from the archival sources, and the farmhouse is 

not visible from within the site, and no views from the farmhouse towards the site are anticipated due to the 

orientation of the farmhouse (with most windows on its northern and southern elevations) and the dense tree 

cover to the west.  The site therefore does not comprise a part of its setting that contributes to its 

significance. 

 

5.17 A desk based assessment has indicated that the site likely comprised agricultural land for much of its history.  

A geophysical survey has been undertaken on the site, and a Written Scheme of Investigation for 

Archaeological Evaluation has been agreed with the relevant officer at NSC.   

 

5.18 A Summary of Findings of Heritage Assessments from Cotswold Archaeology is enclosed in Appendix 2. 
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Ecology  

 

5.19 The grassland that occupies most of the site is species-poor and lacks any plants that are indicative of 

improved grassland or any other BAP priority habitat, or are otherwise of nature conservation importance. All 

of the species recorded are common and widespread. The management of the field means that features 

indicative of significant value for invertebrates are absent.  The field is of minimal nature conservation value. 

 

5.20 There are species rich Important Hedgerows along the northern and parts of the western boundary.  The 

southern end of the western hedgerow has several semi-mature and mature trees.  The southern hedgerow 

is less diverse, and of a lower nature conservation value.     

 

5.21 There are no records of great crested newts within 500m of the site, and there appear to be no suitable 

breeding sites in the surrounding area.  The field is too intensively managed to have potential for slow worms 

or other reptile species.  There are limited signs of badger activity.  There are no records of dormouse in the 

surrounding area, and the hedges around the site are too isolated from other areas of potential habitat to 

support this species.  

 

5.22 The site lies within Band B of the Bat Conservation Zone for the North Somerset and Mendip Bats Special 

Area of Conservation, largely due to the presence of lesser and greater horseshoe bat hibernation roosts 

within woodland to the south of the site. 

 

5.23 Initial bat survey results have indicated that levels of bat activity on the site are in the low and low to medium 

ranges.  There was very little activity over the field itself, with most records concentrated on land outside of 

the site (along the field’s eastern boundary), and the southern end of the western boundary: with lower levels 

along the northern boundary.  These results are unsurprising given the location of the site and proximity to 

the adjacent properties.  

 

5.24 Suitable habitat would be delivered on site in accordance with North Somerset’ HEP Calculations, and 

further design considerations would ensure an appropriate buffer from important hedgerows to limit light spill.  

In addition, existing hedgerows will be enhanced, and new boundary treatments delivered on the eastern 

and southern site boundaries.   
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Landscape 

 

5.25 The site is located on the edge of the AONB.  It is surrounding by existing built form on all four sides, and 

forms part of the settlement of Sandford, with the village extending to Pye Corner to the east of the site.  The 

only landscape features on the site are the existing hedgerows and hedgerow trees, which combined result 

in the site being well enclosed.  By virtue of the site’s topography, it is of minimal landscape sensitivity, and 

is distinct from the sloping land to the south which defines the edge of the AONB.  

 

5.26 Development on the site would be required to maintain and enhance the existing site boundaries, and also 

create new boundaries on the southern and eastern edges.  A sensitively designed, high quality 

development on the site which is at a density which allows for the provision of green space and planting 

within the layout, sets development back from the site boundaries, and provides an opportunity to create new 

views to the AONB would ensure an appropriate scheme which minimises any potential landscape harm 

would be delivered.   

 

5.27 It is recognised that North Somerset Council have undertaken a Landscape Sensitivity Assessment (LSA) 

(2018) which provides a broad brush assessment at a strategic level of the potential landscape sensitivity of 

land around settlements to form an initial basis for the identification of sites.  The Assessment recognises 

that it has a number of limitations, and that there will inevitably with localised variations which result in a 

reduced assessment of sensitivity following more detailed surveys at a site or field level (paragraph 4.1.15).   

 

5.28 Land South of Greenhill Road is one of these sites.  Its proximity to the AONB and location outside of the 

designated settlement boundary results in its sensitivity being identified as high.  However, as set out above, 

Sandford itself extends beyond the existing settlement boundary, with built form surrounding the A368 until 

Pye Corner to the east of the site.  In addition, the site is well-enclosed, and is distinct from the AONB to the 

south.  Given the scale of the development proposed and with the addition of landscape mitigation, such as 

that identified above, the site would have a markedly lower sensitivity than the LSA identifies, and is a 

location that is suitable for development. 

 

5.29 A more detailed landscape assessment is contained in the ‘Landscape Note: Site Assessment and 

Development Potential’ (2018) contained in Appendix 3.    
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Strategic Housing Land Availability Assessment  

 

5.30 The site has not previously been submitted to North Somerset’s SHLAA, and as such, this Representation is 

accompanied by a Call for Sites Form. 

 

5.31 In accordance with the methodology set out in the SHLAA Main Report (2018), the following points are 

noted: 

 

 Green Belt: the site is outside of the Green Belt; 

 AONB: the site is outside of the AONB; 

 Flood Zone 3b: the site is not within Flood Zone 3b; 

 SSSI: the site is not within proximity to a relevant SSSI; 

 Local Green Space: the site is not designated, or proposed as such, for Local Green Space; 

 Not adjoining existing settlement boundary: the site is within the existing built form of Sandford, and 

surrounding by existing residential development on all four sides. 

5.32 The site therefore passes to Part 2 Assessment.  In this regard, the following points are noted: 
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5.33 In accordance with the SHLAA (2018), the following is noted: 

 

Availability Key Constraints 

Identified at this 

Stage 

Actions to 

Address 

Constraints 

Benchmark 

Dwelling 

Capacity 

Capacity Review Notes Capacity 

Review 

Call for 

Sites 

Submission 

and Local 

Plan 

Promotion 

Bat consultation 

Band B.  Edge 

of AONB. TPOs  

Careful design; 

Mitigation for 

bats.  

75 Inclusion of green infrastructure 

on site, and lower density 

development by virtue of site 

considerations and village 

location 

35 
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6. Conclusions  

 

6.1 The need for housing within North Somerset is recognised, noting the requirement for Non-Strategic Growth 

in the JSP and in light of the potential for this to increase through the ongoing Examination process.  Within 

North Somerset, there is also an immediate housing requirement, with the current failure to demonstrate a 

5YHLS.  

 

6.2 As discussed above, we raise a concern that the identified housing land supply over the twenty-year period 

assumes delivery from a number of the SDLs which is unlikely to be delivered in practice.  The housing land 

supply buffer, of only 82 dwellings, provides no flexibility to respond to the failure of these sites to deliver at 

the published trajectory rates.  The nLP should therefore take a proactive approach in identifying sites for 

housing over the plan period.    

 

6.3 We welcome the decision to reconsider the settlement hierarchy, with this providing an opportunity for the 

hierarchy to reflect the approach in practice, recognising that a number of Infill Villages have been identified 

as suitable locations for growth, and also to respond to the NPPF’s expectation that all settlements have a 

role to play in delivering sustainable development. 

 

6.4 Whilst we support the scope of the Sustainability Objectives, it is noted that the duplication of the JSP’s SA 

without adjustment raises a concern that their application will not reflect the scope of the nLP, and the 

requirement to identify appropriate locations for Non-Strategic Growth.  The criteria utilised in the SA should 

therefore be reconsidered for the purposes of the nLP. 

 

6.5 Sandford has been identified as a suitable location for local growth: recognising its range of existing services 

and facilities and its role within the local village cluster.  The nLP should recognise the opportunities that 

smaller, sustainable villages like Sandford will play in the delivery of sustainable growth over the plan period. 

 

6.6 Land South of Greenhill Road is an opportunity to deliver residential development to meet the housing needs 

of North Somerset over the plan period, and represents a suitable, available and deliverable site.  We would 

welcome the opportunity to discuss this site further with North Somerset Council.     
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Appendix 1 – Red Line Plan  
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Appendix 2 – Summary of Findings of Heritage Assessments  
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LAND AT THE PADDOCKS, SANDFORD, N SOMERSET 

SUMMARY OF FINDINGS OF HERITAGE ASSESSMENTS 

Introduction 

This note summarises the findings of the archaeological desk-based assessment, geophysical 

survey, and heritage settings assessment that have been undertaken to support proposals for 

the residential development of land at The Paddocks in Sandford (hereafter referred to as ‘the 

site’). The scope and methodology of all work was approved by Cat Lodge, Senior Archaeologist 

at North Somerset Council, prior to its commencement. 

Summary of findings 

The archaeological desk-based assessment was undertaken by Cotswold Archaeology and was 

informed by a review of historic environment record data, historic aerial photographs, historic 

maps, and observations made during a site walkover survey. It established that some indications 

for later prehistoric and Romano-British activity are recorded within the wider landscape, 

identifying some potential for similar evidence within the site. It further established that the site 

comprised agricultural land outlying nearby settlement from at least the medieval period 

onwards. The footpath extending along the outside of the southern boundary of the site may be a 

medieval route leading to a mill beside Towerhead Brook to the west of Sandford. Remains of 

later prehistoric and Romano-British activity would be of greater interest than those of historic 

land use; but typically would not be of such significance as to warrant preservation in situ. 

The archaeological geophysical survey of the site was undertaken by Archaeological Surveys 

and detected numerous anomalies of probable archaeological origin. Specifically, the anomalies 

indicate the buried ditches of several rectilinear enclosures in the eastern part of the site and two 

parallel ditches extending across the western part of the site – which are consistent with Iron Age 

or Romano-British settlement and/or livestock enclosures; discrete features in both areas – which 

may represent pits associated with the enclosures or may represent tree throws from the orchard 

that existed within the site from c.1839–1989; and buried furrows from historic ploughing pre- 

1839. The enclosures and ditches are of particular interest as nothing is currently known of the 

use of the site in the later prehistoric and Roman periods.  

The need for intrusive investigation to establish the nature, extent and significance of these 

potential features – comprising an archaeological evaluation (trial trenching), to be undertaken 
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pre-determination of any planning application for development of the site – has been requested 

by the Senior Archaeologist at North Somerset Council. A Written Scheme of Investigation for an 

archaeological evaluation, incorporating a trench plan, has accordingly been prepared by 

Cotswold Archaeology and was approved by the Senior Archaeologist in November 2018. The 

fieldwork will be undertaken in Winter/Spring 2019.  

The heritage settings assessment was undertaken by Cotswold Archaeology to ascertain 

whether the setting and significance of any designated heritage asset would be sensitive to the 

proposed development. Particular attention was given to the Grade II Listed Pool Farmhouse, 

given its relative proximity to the site. Archival research and a field visit established that the site 

did not comprise part of the farm’s landholdings in 1839 (at the time of the tithe survey) and no 

other historical association was identified from other consulted sources; further, there is little to 

no intervisibility between the site and Pool Farmhouse. Due consideration was given to other 

designated heritage assets including ‘landmarks’ in the wider landscape. It was concluded that 

the site does not comprise a key element of the setting of any designated heritage asset, and as 

such, it is considered that residential development of the site would not result in harm to any 

designated heritage asset. 

Conclusion 

To conclude, no overriding heritage constraints to the proposals have been identified by the 

heritage assessment work that has been undertaken to date. 
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Appendix 3 – Site Assessment and Development Potential   
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1.0 Introduction 

1.1 This Landscape Note has been produced by Chris Britton Landscape Associates to support a 
proposed development site at The Paddocks.  This consists of a single field situated to the south of 
Greenhill Road on the eastern side of Sandford in North Somerset.  The principal objective of the 
document is to consider the extent to which the site exhibits the typical characteristics and landscape 
sensitivity identified by North Somerset’s evidence base, with particular attention given to the recently 
completed Landscape Sensitivity Assessment (LSA).  Conclusions are then drawn regarding the 
influence of the existing areas of development around the site and whether by incorporating 
appropriate mitigation measures the site is suitable for allocation by the emerging Local Plan.    

1.2 The structure of the document is as follows: 

Section 2 provides a brief description of the site and summarises the influence of the existing 
features that contribute to the local character of the surrounding area;  

Section 3 reviews the key characteristics of the local area identified by the North Somerset 
Landscape Character Assessment and the extent to which the area around the site exhibits these 
typical landscape attributes;  

Section 4 considers the objectives of the NSC landscape Sensitivity Assessment and the extent to 
which this can be used to consider the merits of individual development sites; 

Section 5 provides observations in relation to the conclusions reached by the LSA for the parcels 
of land around the periphery of Sandford and the adjacent settlements;  

Section 6 identifies the range of mitigation measures that could be incorporated into any 
development proposals for the site at The Paddocks; and 

Section 7 draws conclusions relating to the likely impacts of development on the site. 

1.3 The key issues relevant to the consideration of the site at The Paddocks are highlighted throughout 
the document in green text.  Based on these it is concluded that the development potential of the site 
is much greater than is indicated by the broad-brush assessments undertaken by the Council to date, 
and that the site is considered suitable for allocation as part of the emerging Local Plan.   

2.0 Outline assessment of the site at The Paddocks 

2.1 A Landscape and Visual Assessment (LVA) of the parcels of land around Sandford has been undertaken 
on behalf of the landowners of the site at The Paddocks in order to guide the development of the 
emerging proposals.  This section briefly summarises the conclusions reached by this LVA in order to 
consider the extent to which the Council’s evidence base properly assesses the baseline situation 
around the site.  The summary is illustrated by reference to Figures 1-3 at the end of this document.   

2.2 Figure 1: Site Assessment shows the character of the site itself and the nature of the areas of existing 
development around it.  The site consists of the majority of a single pastoral field that is defined by 
strong hedgerows and lies between the A368 Greenhill Road along the northern boundary and a public 
footpath that follows a trackway along the southern boundary.  This trackway also defines the 
northern edge of the Mendip Hills AONB, but the large residential buildings to the south of the site 
and the housing to the east are situated within the designated area.  Together with the areas of 
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development to the west and the properties along Greenhill Road to the north these buildings 
effectively surround the site and have an urbanising influence on the surrounding local area.   

2.3 The strong hedgerow along the northern boundary screens views into the site from the A368, 
obscuring views towards the AONB to the south.  The trees along the south western boundary are 
protected by a recently confirmed tree preservation order but the hedgerow along northern part of 
this boundary has been removed since the aerial photograph was taken by the adjacent landowner in 
order to facilitate work on a building close to the site boundary.  As a result, the areas of development 
to the west are now more clearly evident from within site. 

2.4 The right of way along the southern boundary of the site generally defines the southern edge of 
Sandford, but there are some places such as adjacent to the site where there are also building to the 
south of the footpath.  In these locations views towards the wooded ridgeline tend to be obscured and 
the buildings provide a sense of separation from the areas of rising ground to the south within the AONB.   

2.5 Where the buildings and vegetation allow, the experience from the footpath typically consists of 
attractive views to the south towards the wooded ridgeline in the AONB, with the buildings forming 
the development envelope clearly visible to the north.  The site forms one of two areas of pasture that 
are seen to the north of the footpath, but the blocks of existing development are evident around both 
these areas.  The experience from the footpath is therefore already strongly influenced by the existing 
areas of development, with attractive views towards the wooded ridgeline within the AONB only being 
available to the south of the right of way.  Development of the site would not result in the loss of any 
of these views. 

2.6 Figure 2: Landscape Context Plan show the nature of the local landform and its relationship with the 
settlement pattern.  It illustrates how the limestone ridgeline forming the northern edge to the Mendip 
Hills AONB rises dramatically above the spring line villages, with the settlements extending along the 
main transport routes at the foot of the northern slopes.  These settlements are typically located 
above the lower lying land forming the moors to the north and are generally situated at elevations 
between approximately 20m and 40m AOD.  The site at The Paddocks falls within this area.  

2.7 In order to consider the potential for impacts on the AONB it is necessary to firstly identify the key 
features of the landscape that the designation is seeking to protect.  The Statement of Significance in 
the Mendip Hills AONB Management Plan 2014-19 sets out the ‘special qualities’ that give the area its 
identity and ‘sense of place’.  The plan then recognises that particular combinations of these factors 
give rise to the 11 distinctive landscape area within the AONB, with the area to the south of Sandford 
identified as ‘the Northern Slopes’.  It is evident that the character of this part of the AONB is 
predominantly defined by the dramatic wooded ridgeline and views to and from it.  The key issue 
therefore is maintaining these views and ensuring that any proposals do not cause a conflict with the 
natural beauty of the ridgeline. 

2.8 Due to the wooded nature of the hillside there are no clear views towards the site from the elevated 
parts of AONB in summer, but the existing development is just evident from a few locations in winter.   

2.9 Figure 3 was created using an extract from the North Somerset Planning Map.  It identifies the extent 
of the AONB designation and the settlement boundaries defined by the Core Strategy.  In addition, it 
also shows the other areas of existing development that have spread eastwards along Greenhill Road 
within the vicinity of the site.  Whilst there are some gaps between the buildings, travelling along 
Greenhill Road this development result in a clearly noticeable urbanising influence and effectively 
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extend the development envelope of Sandford along the A368 to Pye Corner.  This is reinforced by the 
welcome to Sandford sign which identifies the start of the settlement area at this point.  It is evident 
that this development forms part of the locally distinctive settlement pattern along the foot of the 
ridgeline, which is illustrated by the aerial photograph forming Figure 4.  Since this aerial photograph 
was taken much of the former nursery to the north of Greenhill Road has been replanted as cider 
orchards and construction work has started on the land to the north of the A368. 

2.10 The LVA has concluded that the area around the site is not perceived as part of the wider rural 
landscape, with the existing buildings and settlement pattern contributing to the character and local 
distinctiveness of the land forming the setting to this part of the AONB.  Furthermore, it is notable 
that the site itself does not exhibit any of the ‘special qualities’ of the AONB and does not make a 
significant contribution to the setting of the designated landscape to the south.  This contrasts with 
the land to the east of Pye Corner which forms an open break between Sandford and Dinghurst (see 
Figures 3 and 4), with attractive views south towards the wooded slopes within the AONB. 

2.11 Consequently, development of the site would consolidate the existing locally distinctive settlement 
pattern along the northern edge of the AONB and would not contribute to any sense of coalescence 
between the Sandford and Dinghurst.  The following issues are therefore relevant to the consideration 
of the development potential of the site at The Paddocks: 

 The site lies just beyond the northern boundary to the Mendip hills AONB, but it does not exhibit 
any of the key characteristics of the designated landscape and is separated from the sloping land 
rising towards the wooded ridgeline by the development along the southern boundary and the 
hedgerow along the southern side of the public footpath; 

 Due to the strongly wooded nature of the ridgeline views towards the site from within the AONB 
are only available from locations where the existing areas of development already have a 
significant influence on the character and composition of the views; 

 The site is effectively surrounding by existing development.  This has an urbanising influence on 
the local area and effectively extends the development envelope of Sandford along Greenhill 
Road to Pye Corner.  In views from the footpath along the southern boundary the site is 
perceived to be part of this developed area; 

 The site forms part of the generally flat landscape associated with the areas of development 
along the A368 and lies within the part of the landscape that is typically occupied by the spring 
line villages, so development of the site would be compatible with the existing landscape pattern; 

 The housing to the south and east of the site lies within the AONB.  These buildings therefore 
form part of the character of the AONB and effectively separate the site from the more rural 
parts of landscape that exhibit the ‘special qualities’ that the designation is seeking to protect;  

 The residential properties to the east of the site define the point of arrival into Sandford.  The 
site does not therefore contribute to the sense of separation between the settlements and is not 
perceived as part of rural landscape forming the setting to the AONB;  

 The hedgerows and trees around the site boundaries form positive landscape features that 
contribute to local character.  These should be retained and enhanced as part of any proposals 
for the site; and  

 Development of the site would not materially affect any existing views towards the AONB to the 
south, but may provide opportunities for new views to be created. 
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3.0 North Somerset Landscape Character Assessment  

3.1 The character of the landscape around Sandford and the key characteristics that give the area its local 
distinctiveness has been assessed by the North Somerset Landscape Character Assessment.  This was 
first published by NSC in 2005 but was updated in 2018.  The principal difference between the two 
version of the document is that the areas of development within the settlement boundaries defined by 
the Core Strategy are now excluded from the Landscape Character Areas (LCAs), but the LCAs still 
wash over any other areas of development that lie outside the settlement boundary. 

3.2 The land to the north, east and west of Sandford is identified within LCA J2: River Yeo Rolling Valley 
Farmland, with rising land to the south of the village within the AONB identified as LCA E1: Mendip 
Ridges and Combes.  The site at The Paddocks falls outside the defined settlement boundary of 
Sandford, so is identified on the southern edge of LCT J2 abutting area E1.   

Key Characteristics identified by the NSLCA  

3.3 Landscape Character Area J2: River Yeo Rolling Valley Farmland. Forms an extensive area of undulating 
lowland that lies across the southern part of the district.  The NSLCA described this as a transitional 
area typically defined by the 5m contour along the edge of the lowland Moors to the north and by the 
break of slope at the base to the wooded limestone outcrops forming area E1: Mendip Ridges and 
Combes to the south.  

3.4 The key characteristics for the area identify the generally peaceful and pastoral character of the rural 
parts of the LCA and the positive influence of the intact hedgerows with frequent hedgerow and 
riverside trees such as willow and oak.  However, the description of the J2 area recognises that the 
presence of the larger villages and the areas of ribbon development along the major transportation 
routes on the higher ground along the base of the limestone ridge gives the southern part of the area 
a far less rural character, with the areas around Sandford described as follows: 

“As the area extends along the base of the ridge to the west the enclosed feel of the valley 
diminishes. Here there are more diverse land uses and more settlement with a string of villages 
along the trunk roads at the base of the ridge.  Where the area extends northwards towards the 
lower ground of the Moors there are cider orchards north of Sandford and grazing land north of 
Banwell.  However these areas are affected by the extensive settlements with ribbon development 
including paddocks, garden centres and caravan parks so that they feel less rural than the valley to 
the east.” 

3.5 In terms of character the NSLCA therefore acknowledges that parts of the character area have already 
been considerably urbanised, with village infill, ribbon development and non-agricultural uses present. 
It is identified that this is particularly evident to the west of the M5, but the LVA carried out for the 
area around Sandford confirms that this is also the case for the area around the site at the Paddocks.  
The overall strength of character for the J2 area as a whole is identified as moderate, but weak to the 
west of the M5. 

3.6 The key landscape elements such as the hedgerows and hedgerow trees (including willow pollards) are 
assessed as being in generally good condition, but other elements such as farm orchards are identified 
as being less intact, with the condition of area to the west of the M5 being more degraded and in a 
declining condition. 
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3.7 The overall landscape strategy for the LCA is to conserve the peaceful, rural nature of the parts of the 
landscape with intact pasture and field boundaries and to strengthen and enhance the areas of weaker 
character where the landscape is affected by modern development.  The NSLCA therefore identifies 
the following landscape guidelines for the River Yeo Rolling Valley Farmlands area:   

 Conserve the rural, pastoral character of the area; 

 Strengthen and enhance areas affected by urbanisation; 

 Consider opportunities for grassland, woodland and wetland habitat creation, particularly in areas 
which are marginal for farming; 

 Maintain the pollarded willows and encourage local uses for the cut material; 

 Conserve historic hedgerows and nurture existing and new hedgerow trees particularly pollarded 
willows; 

 Limit village infill and ribbon development, and where development does take place encourage 
sensitive use of materials and quality of design; and 

 Minimise visual effects of modern settlement along the A roads for instance through careful 
screening and replanting of hedgerows and or new woodland belts; 

3.8 Due to the more urbanised character of the area around a Sandford it is evident that a number of 
these guidelines do not apply to the area around the site at The Paddocks as it does not exhibit a rural, 
pastoral character and does not contain any the landscape features typically associated with the lower 
lying parts of the LCA such as wetland habitats or pollarded willows.  However, where development 
does take place the guidelines encourage the strengthening of local character by sensitive design and 
the retention and nurturing of existing and new hedgerows and hedgerow trees.  Based on the 
guidance provided by the NSLCA it is evident therefore that the following issues are relevant to the 
consideration of the site:   

 The land around the site at The Paddocks lies within the part of the LCA that is already strongly 
influenced by the locally distinctive pattern of development along the foot of the ridgeline so it 
does not exhibit a rural character and the guidelines relating to these areas do not apply; 

 The proposals for the site should seek to strengthen and enhance the local distinctive character 
of the area; 

 The hedgerows around the site should be conserved wherever possible and existing and new 
hedgerow trees should be nurtured; and 

 The visual effects of the proposals from the A368 should be minimised, if necessary by the 
replanting of hedgerows. 

4.0 NSC Landscape Sensitivity Assessment 

4.1 To supplement its existing evidence base North Somerset Council has recently produced a Landscape 
Sensitivity Assessment (LSA) to support the preparation of the emerging North Somerset Local Plan.  
The LSA was completed in March 2018 and was issued for consultation as part of the Issues and 
Options stage for the Local Plan.  This section reviews the overall aims of the assessment and the 
extent to which it can be used to consider the merits of individual development sites.  

4.2 The introduction to the LSA identifies that a Joint Spatial Plan (JSP) is currently being prepared by 
North Somerset, Bristol, Bath and North East Somerset and South Gloucestershire Councils.  This was 
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submitted for examination in April 2018, with hearings expected to be held in 2019.  The JSP has 
identified locations for strategic growth across the region (SDLs), with the four areas proposed within 
North Somerset.  These are described in the NSC Issues and Options Document.  However, the LSA 
states that these areas are not considered by the assessment and that the focus of the study is only to 
assist in the identification of the remaining non-strategic housing sites.  No explanation is given as to 
why the LSA does not assess the landscape sensitivity of the SDLs. 

4.3 The LSA identifies that the overall aim is to provide a robust landscape evidence base for the Local 
Plan and that it comprises a strategic assessment of the sensitivity of the landscape of North Somerset 
to housing development on the periphery of selected settlements.  It states that it seeks to provide a 
context for landscape capacity and impact assessments for both previously identified sites and 
additional sites as they come forward.  Consequently, the LSA anticipates that it will be capable of: 

 Forming part of the evidence base which will underpin the Local Plan; 

 Providing a context for the allocation of sites for housing development; and 

 Providing a sound basis on which decision making can be informed with regard to ongoing and 
future site assessment and the determination of potential planning applications. 

4.4 Given the strategic nature of the assessment, this Note considers the extent to which the LSA is able 
to achieve these objectives and the relevance of its findings to identifying potential housing sites 
around Sandford.  

Background to the NSC Landscape Sensitivity Assessment 

4.5 In order to provide a policy background to the assessment, the LSA set out a review of national 
planning policy, making reference to the National Planning Policy Framework (NPPF).  However, it 
should be noted that a revised NPPF was published by the Government in July 2018 after the 
completion of the LSA, so some of the references in the LSA may now have been superseded by the 
new guidance.  

4.6 The LSA then set out how the process of landscape character assessment provides a useful tool for 
identifying what makes a place unique, thereby providing a framework for decisions relating to local 
distinctiveness.  It notes that along with development control and countryside management, this can 
inform planning policy at the regional, county and local levels.  The LSA therefore considers the four 
National Character Areas (NCAs) within North Somerset and the Landscape Character Types and 
Areas identified by the North Somerset Landscape Character Assessment (NSLCA) and confirms that 
the information contained within these LCAs has been used to support the assessment of landscape 
sensitivity around the selected settlements.   

4.7 Given the stated approach of the LSA it is likely therefore that the landscape guidelines for the wider 
landscape character area around Sandford identified by the NSLCA and set out in section 3.7 of this 
document will have been used to informed the assessment of the land around the site at The 
Paddocks.  However, this area does not exhibit many of the characteristics identified, so it is possible 
that this has led to the guidelines for the more rural parts of the LCA incorrectly being applied.   

Determining the level of Landscape Sensitivity 

4.8 Section 4 of the LSA confirms that it has taken account of the guidance set out in the Guidelines for 
Landscape and Visual Impact Assessment - Third Edition 2013 (GLVIA3).  Based on this guidance, the 
LSA identifies that Landscape Sensitivity is likely to be defined by: 
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 The susceptibility of the receptor to the type of change arising from specific development; and 

 The value attached to the receptor.    

4.9 GLVIA3 identified that landscape susceptibility relates to the ability of the landscape to accommodate 
the proposed development without undue consequences for the maintenance of the baseline 
situation.  It also notes that where existing landscape sensitivity or capacity studies have been 
undertaken, these may provide useful preliminary background information but that they cannot 
provide a substitute for the individual assessment of the susceptibility of any given site to a specific 
development proposal.   (GLVIA3, paras 5.40-5.42, pages 88-89) 

4.10 It is important to recognise therefore that the guidance identifies that the LSA can only provide an 
initial strategic indication of the likely sensitivity of individual sites, and that in isolation it cannot 
provide a full assessment of the merits of specific development proposals.   

4.11 In considering landscape value, GLVIA3 identifies that this will to some degree be reflected by 
landscape designations and the level of importance which they signify, but it is stressed that there 
should not be an over reliance on designations as the sole indicator of value as there may be other 
factors that need to be considered.  It is then acknowledged that there can be complex relationships 
between the value attached to landscape receptors and their susceptibility to change which may be 
especially important when considering change within or close to designated landscapes.  Clarification 
on this point is provided which states that nationally valued landscapes do not automatically, or by 
definition have a high susceptibility to all types of change and that consequently the particular type of 
change or development proposed may not compromise the specific basis for the value attached to 
the landscape.   (GLVIA3, para 5.45, pages 89-90) 

4.12 The LSA identifies that the levels of Landscape Sensitivity were determined by the presence of 
landscape receptors which affect susceptibility to change and landscape value and the relationship 
between these two factors.  It notes that these relationships are complex and vary across the study 
area with different levels of emphasis needing to be applied in different areas.  However, it provides 
the following examples of the approach taken by the assessment: 

High Sensitivity:  Land with a high susceptibility to change and/or which is of high value, e.g. land 
adjacent to or visually prominent from the AONB, land outside of the settlement pattern, land 
which has high visual prominence, land which contributes to heritage or ecological assets. 

Medium Sensitivity:  Land with a medium susceptibility to change and/or which is of medium 
value, e.g. land which has medium visual prominence, land which partially contributes to heritage or 
ecological assets. 

Low Sensitivity:  Land with a low susceptibility to change and/or which is of low value, e.g. land 
within the settlement pattern, land with low visual prominence, land which has no or very limited 
contribution to heritage or ecological assets.    (NSC LSA para 4.1.13) 

4.13 Consequently, it is evident that due to the strategic nature of the assessment, land may have been 
identified as being of high sensitivity simply because it lies in close proximity to the AONB or because 
it falls beyond the settlement boundaries identified by the Core Strategy.  The sensitivity of given areas 
may then have been further misinterpreted if the landscape guidelines for the wider LCAs set out in 
the NSLCA were then applied without considering the specific baseline conditions exhibited by the 
individual sites. 
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4.14 It is notable therefore that paragraph 4.1.15 of the LSA clarifies that: 

“The assessment of land was undertaken at a strategic level.  It should be noted that where land has 
been categorised as being of high sensitivity to housing development there will inevitably be 
variations in the level of landscape impacts.  Such variations could be determined by further, more 
detailed survey at the site or field level.” 

4.15 It is important to note therefore that the LSA acknowledges its limitations and confirms that some 
areas may have been identified as being of high sensitivity to housing development where a more 
detailed assessment of the specific proposals may lead to different conclusions.  Furthermore, it 
identifies at paragraph 5.2.29 that “the sensitivity of land can potentially be reduced if landscape 
mitigation is provided e.g. as part of a masterplan for a site.”  

4.16 Consequently, it is important recognise that: 

 The LSA states that it seeks to provide a strategic assessment of the sensitivity of the landscape 
of North Somerset, but it does not consider the strategic development locations proposed 
within the District and instead identifies that its focus is providing a sound basis for the 
consideration of the non-strategic housing sites; 

 The LSA acknowledges that due to its strategic nature some areas may have been identified as 
having a high landscape sensitivity when it is inevitable that there will be variations in the level of 
sensitivity and that these need to be determined by further, more detailed surveys; 

 The LSA acknowledges that the landscape sensitivity of some sites could be reduced if suitable 
landscape mitigation measures were incorporated, but the likely effects of such measures are 
not factored in the assessment;  

 Due to the reliance of the LSA on the landscape strategies for the wider landscape character 
areas identified by the NSLCA there is the potential for further inaccuracies to be introduced 
into the assessment of the landscape sensitivity of non-strategic parcels of land; and 

 The guidance in the GLVIA3 identifies that studies such as the LSA can only provide an initial 
strategic indication of the likely sensitivity of individual sites, and that in isolation it cannot 
provide a full assessment of the merits of specific development proposals. 

4.17 It is therefore concluded that the LSA should only be used to initially consider to the wider landscape 
context for potential housing allocation of sites, but that by itself it cannot achieve the stated objective 
of providing a “sound basis on which decision making can be informed with regard to ongoing and 
future site assessment and the determination of potential planning applications”.   This can only be 
achieved by more detailed site assessment that considers the site specific characteristics and the 
potential of appropriate mitigation measures to be included within any future scheme which would 
allow the development to assimilate into its local surroundings without any undue landscape impacts.   

5.0 Review of the Landscape Sensitivity around Sandford identified by the LSA 

5.1 The assessment of the Landscape Sensitivity of the land parcels around Sandford and the adjacent 
settlements is presented on Map 3 in the LSA.  An extract from this map is reproduced as Figure 5 at 
the end of this document, onto which the boundary to the AONB has been added.    

5.2 Based on the more detailed analysis for the area around Sandford, and in light of the landscape 
guidelines for the area set out in the NSLCA, a number of observations are made in relation to the 
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conclusions reached within the LSA.  These are set out below, with the areas referred to by the various 
comments identified by the numbers on Figure 5.   

1 Sandford is described as a small village with only the areas of existing development within the 
settlement boundary identified by the Core Strategy shown on Map 3. 

2 The influence of the existing areas of development extends beyond the edge of the settlement 
boundary eastwards along the A368 to Pye Corner.  This reduces the sensitivity of the parcels of 
land within this area despite their proximity to the edge of the AONB. 

3 The land to the east of the ongoing construction site is identified as having a low landscape 
sensitivity.  The analysis identified that this area is well-enclosed by trees and that development 
on it would be seen in the context of the existing and allocated development. 

Development on this site would reinforce the emerging settlement pattern of Sandford, so the 
conclusions reached by the LSA are supported by this assessment.    

4 The land to the east of Nye Road and north of Sandmead Road is identified as having a medium 
landscape sensitivity.  This is situated to the east of the buildings at the Thatcher’s cider factory 
and to the north west of housing site that is currently under construction  
Whilst this area abuts existing and emerging areas of development on two sides it is currently 
occupied by cider orchards.  These are identified by the NSLCA as one of the positive attributes 
of the local area, so development of this site would result in the loss of one of the local 
distinctive features from the local landscape. 

5 The area of long narrow fields to the north-east of Sandford is identified as having a Medium 
landscape sensitivity. There is intervisibility between this land and the AONB but it is identified 
that development within this area would be seen in the context of the existing development and 
the development on the allocated site to the West. It is identified that the vegetation along 
Sandmead Rhyne and Sandmead Road would form a strong limit to development. 
The analysis of this area confirms that intervisibility with the AONB is not a constraint to 
development where this would be seen in the context of existing buildings.  Whilst the strong 
hedgerows within and around this area reduce its visual prominence the narrow shape of the 
resulting fields is likely to be a constraint to some forms of development, so the landscape 
sensitivity of parts of this area may be greater than that which was assessed by the LSA.   

6 The vegetation along Sandmead Rhyne extends eastwards towards Pye Corner, so it could also 
act as a limit to development within the area to the north of the site at The Paddocks. 

7 The analysis identifies that the Mendip Hills Area of Outstanding Natural Beauty (AONB) 
extends down to the southern edge of Sandford and concludes that all the land outside the 
defined settlement boundary to the south and east of Sandford has a high landscape sensitivity. 

The alignment of the public footpath along the southern edge of Sandford generally defines the 
boundary between the open gently sloping land that rises towards the wooded ridgeline in the 
AONB and the flatter land to the north that forms the development envelope of the settlement.  
It is agreed that the land to the south of the footpath does have a high sensitivity, but the 
assessment in the LSA does not take into account the influence of the existing areas of 
development to the north of the footpath.   

8 Within the area to the south of the site at The Paddocks existing areas of development are 
located within the boundary to the AONB.  Development therefore forms part of the character 



Land at The Paddocks, Greenhill Road, Sandford                                                                                                                                     3 December 2018 
 

 
Landscape Note - Site Assessment and Development Potential                                                                                                                               Page 12 

to this part of the designated landscape and the surrounding areas clearly do not have the same 
landscape sensitivity as the other areas of sloping land to the south of the Sandford.  

9 The landscape sensitivity of the area to the south of the A368 between Pye Corner and Hillier 
Lane is not assessed by the LSA.  This is presumably because the area was considered to be far 
enough away from the adjacent settlements not to form part of the peripheral areas of 
landscape under consideration by the LSA. 

This area is within the AONB.  As it contributes to the sense of an open break between the 
settlements of Sandford and Dinghurst / Churchill and is visual prominent from a range of 
viewpoints its high landscape sensitivity should have been recognised by the LSA. 

10 The LSA identifies an area of medium sensitivity land between Hillier Lane and the settlement 
boundary on the south-western edge of Dinghurst.  The analysis identifies that this area is 
partially enclosed by trees and is of medium visual prominence, whilst acknowledging that it is 
visible from both the AONB to the south and the non-designated areas to the north.  However, 
it concludes that development within this area would be seen in the context of the existing 
development and that as long as appropriate landscape mitigation planting is included along 
Dinghurst Road, this land is of medium sensitivity.  

This land lies in a similar position to the site at The Paddocks as it abuts the edge of the AONB 
but like the land at the Paddocks forms part of the flatter land associated with the settlements 
along the foot of the ridgeline.  However, the western part of this area is not separated from 
the AONB by existing buildings, is clearly visible from the public rights of way within the AONB 
to the south and contributes to the open break between the two settlements.  In order to be 
consistent the land around the site at the Paddocks should therefore have been assessed with 
at least a similar level of sensitivity.   

Due to the more enclosed nature of the land at the Paddocks and the fact that it does not make 
a contribution to maintaining the separate identities of the two settlements, there are greater 
opportunities for incorporating appropriate mitigation measures.  This would reduce the 
sensitivity of the site to a level lower than the land on the south-western edge of Dinghurst. 

11 The Issues and Options document identifies the proposed Mendip Spring Garden Village on land 
to the north of Windmill Hill.   
The LSA does not assess the strategic development locations (SDL) but it is evident that at least 
part of the proposed development area lies on land identified as having a High landscape 
sensitivity.  No explanation is given to why the SDLs are not assessed as part of the LSA, but it is 
apparent that the high landscape sensitivity of this area is not considered to be a constraint. 

12 There are three allocated housing sites shown on the north western and eastern edges of 
Winscombe that abut the boundary to the AONB.  
Whilst it is acknowledged that the merits of specific sites need to be carefully considered, this 
indicates that the close proximity of sites to the edge of the designated landscape is not 
necessarily a constraint to housing development. 

5.3 It is evident therefore that there are a number of clear anomalies or inconsistencies in how the level of 
landscape sensitivity has been assessed for the parcels of land around Sandford and Dinghurst and it 
would appear that the land around the site at the Paddocks has simply been assessed as having a high 
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landscape sensitivity on the basis that it lies outside the defined settlement boundary and is in close 
proximity to the edge of the AONB.   

5.4 The methodology section of the LSA identifies that the conclusions that it reaches regarding 
landscape sensitivity are combined judgements that take into account a range of factors, including: 

 landscape setting; 

 landscape character;  

 vegetation cover;  

 openness; 

 topography; 

 visual prominence (how visible the land is from the surrounding landscape); 

 the relationship with the existing built form; 

 the potential for visual or physical coalescence between settlements; and  

 the proximity to sensitive environmental receptors. 

5.5 Using these factors to consider the potential landscape sensitivity of the site at The Paddocks, it is 
evident that it is only its proximity to the edge of the AONB and the potential for views from the 
AONB that indicates that it may have a high sensitivity, but this does not take into account the specific 
baseline conditions around the site.  In terms of the other factors, it is evident that: 

 the character of the site is strongly influenced by the existing areas of development around it.  
These form part of the locally distinctive settlement pattern within the area so development on 
the site would be compatible with the prevailing local landscape pattern; 

 the boundary trees and hedgerows form the only significant vegetation cover.  It is anticipated 
that these would be substantially retained and enhanced as part of any proposals for the site; 

 the site is well enclosed by the boundary hedgerows and the areas of surrounding development, 
so it cannot be described as exhibiting a high degree of openness; 

 the generally flat topography of the site minimises its landscape sensitivity and distinguishes it 
from the sloping land forming the AONB; 

 the site is not visually prominent from the surrounding landscape; 

 it has a clear relationship with the existing areas of built form which separated from the 
surrounding areas of rural landscape around the settlement; 

 due to the influence of the existing buildings to the east of the site and the way that these define 
the point of entry into the development envelope of Sandford, development of the site would 
not contribute to the sense of coalescence between settlements; and 

 the site is not in close proximity to any sensitive environmental receptors. 

5.6 Consequently, by applying all the criteria identified by the LSA, it is evident that these all tend to 
indicate that the site has a markedly lower landscape sensitivity than was identified by the Council’s 
strategic level LSA. 

5.7 The LSA acknowledges that due to its strategic nature there may be places where a high landscape 
sensitivity has been identified but where a more detailed assessment would come to different 
conclusions.  It is evident that the area around the site at the Paddocks is one of these locations.  
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6.0 Identification of Potential Mitigation Measures 

6.1 Appendix 3 to the LSA provides guidance relating to the incorporation of appropriate landscape 
mitigation measures.  Based on the analysis of the area around the site and the relevant guidance in 
the LSA and the NSLCA it is anticipated that the following measures would be incorporated into the 
proposals for the site at The Paddocks: 

 The majority of the hedgerow along the northern boundary will be retained and enhanced in 
order to minimise any adverse visual impacts along the A368.  However, a short section will need 
to be removed in order to provide access to the site.  This will provide opportunities to create 
framed views towards the AONB from within the development envelope of the settlement; 

 Where appropriate opportunities to translocated or replanted sections of the hedgerow along 
the northern boundary will be incorporated into the proposals for the site. This will include the 
introduction of further hedgerow trees to strengthen the character of the area in accordance 
with the guidance provided in the NSLCA; 

 All the other trees and hedgerows around the site boundaries will be retained and enhanced.  
Where appropriate these will be incorporated into the areas of public open space within the site; 

 Pedestrian links will be created between Greenhill Road and the public footpath in order to 
provide enhanced access to the public rights of way network; 

 The orientation and design of the buildings will reflect the positive characteristics of the existing 
areas of development within the spring line villages so that the new buildings would consolidate 
and reinforce the distinctive settlement pattern forming the setting to the AONB; 

 The density of the development would be designed to reflect the location of the site towards 
the edge of the development envelope of the settlement, with materials sensitively selected to 
assist in the integration of the buildings into their landscape setting; 

 The development would be set back from the southern boundary in order to respect the 
existing experience of users of the public footpath.  New hedgerow planting will be incorporated 
along the northern side of the footpath in order to provide bio-diversity benefits and to help 
assimilate the new buildings into their local context.  This would also strengthen the sense of 
separation between the sloping land within the AONB be to the south and the parcels of land 
influenced by the areas of existing or new development;   

 Wherever possible the areas of new tree and hedgerow planting will be located within the public 
realm in order to ensure their long-term retention and maintenance; 

 The property boundaries facing the AONB would be created by new native hedgerows to reflect 
the rural character of the areas of sloping land forming the foot slopes to the AONB; and 

 Where appropriate opportunities to create new views towards the landscape attributes that 
exhibit the ‘special qualities’ of the AONB will be incorporated into site layout.  

6.2 These measures, together with the influence of the existing areas of development around the site, will 
reduce the sensitivity of the land to a level that is much lower than was assessed by the LSA.  
Consequently, by incorporating appropriate landscape mitigation measures as an integral part of the 
development proposals it is evident that the site at The Paddocks would have a substantially greater 
potential to accommodate sensitively designed development than is identified by the various parts of 
the Council’s evidence base.  
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7.0 Conclusions 

7.1 This Note has been informed by the on-going Landscape and Visual Assessment that is being prepared 
to support the emerging proposals for the land at The Paddocks.  A summary of the key finding of this 
LVA is set out in section 2 of this document.  This Note is therefore based on a more detailed 
assessment of the area around Sandford than the strategic level assessment presented by the LSA, so 
it provides a more site specific analysis of the development potential of the site.  It has been 
undertaken by a Chartered Landscape Architect following the guidance set out in the Guidelines for 
Landscape and Visual Impact Assessment Third Edition 2013 (GLVIA3). 

7.2 The Joint Spatial Plan (JSP) proposes four strategic development locations (SDLs) within North 
Somerset.  The NSC Issues and Options Document identifies that these are situated to the south west 
of Nailsea, to the west of Backwell, to the north west of Banwell and to the north of Churchill.  
However, despite stating that it as a strategic level assessment of the sensitivity of the landscape to 
housing development on the periphery of selected settlements, the LSA does not provide any 
explanation as to why these areas are not included in the assessment.  Instead it identifies that its 
focus is only to assist in the identification of the remaining non-strategic housing sites.  It is evident 
therefore that there is a conflict between the precise nature of the Landscape Sensitivity maps 
presented in the LSA and the strategic nature of the methodology used to define the sensitivity of the 
various areas.  The potential limitations of the conclusions reached by the LSA therefore need to be 
acknowledged if it is used to help identify non-strategic housing sites as part of the Local Plan process. 

7.3 Whilst the SDLs are not specifically considered, the Landscape Sensitivity maps presenting the overall 
conclusions reached by the LSA do cover some of the areas within which they are proposed.  It is 
notable therefore that: 

 Banwell Garden Village and Mendip Spring Garden Village to the north of Churchill are both 
located within the same landscape character area (J2: River Yeo Rolling Valley Farmland) as the 
land around Sandford; and 

 Some of the areas within the proposed SDLs are situated on land identified as having a high 
landscape sensitivity by the LSA, particularly the proposals around Nailsea and Backwell and the 
southern part of the Mendip Spring Garden Village.  

7.4 Consequently, it is evident that: 

 The JSP has identified that the less rural parts of LCA J2 have the capacity to accommodate 
housing development if appropriate mitigation measures are included; and 

 Being situated within an area of high landscape sensitivity does not necessarily mean that that an 
area is unsuitable for housing development. 

7.5 The outline assessment of the site at The Paddocks acknowledges its location in relation to the 
boundary of the AONB immediately to the south, but concludes that the existing areas of 
development around it has a significant influence on local character and effectively extend the 
development envelope of Sandford eastwards to Pye Corner.  As a result, development of the site 
would tend to consolidate the existing locally distinctive settlement pattern along the northern edge 
of the AONB and would not contribute to any sense of coalescence between the settlements of 
Sandford and Dinghurst.   

7.6 The land to the north, east and west of Sandford is identified by the NSLCA within LCA J2: River Yeo 
Rolling Valley Farmland, with the rising land to the south of the village identified as LCA E1: Mendip 
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Ridges and Combes.  The site at The Paddocks is identified outside the settlement boundary of 
Sandford defined by the Core Strategy on the southern edge of LCT J2 where it abuts area E1 to the 
south.  Due to the more urbanised character of the land around a Sandford it is evident that the 
overall strategy for this area and a number of landscape guidelines presented by the NSLCA do not 
apply to the area around the site as it does not exhibit a rural, pastoral character and does not contain 
any the landscape features typically associated with the lower lying parts of the LCA, such as wetland 
habitats or pollarded willows. 

7.7 Due to the strategic approach adopted by the recently completed LSA it is possible therefore that the 
landscape guidance for the more rural parts of the character area have been incorrectly applied to the 
area around the site and that as a result a higher level of landscape sensitivity has been assessed that 
would be justified by a more detailed LVA of the area.  The LSA acknowledges that these types of 
errors may have been incorporated into the conclusions reached by the assessment. 

7.8 This Note therefore concludes that the LSA can only be used to initially consider the wider landscape 
context for potential housing allocation sites and that in isolation it cannot achieve the stated 
objective of providing a “sound basis on which decision making can be informed with regard to 
ongoing and future site assessment and the determination of potential planning applications”.   The 
potential deficiencies in the conclusions reached for specific sites is acknowledged by the LSA. 

7.9 When identifying sites for allocation consideration must therefore be given to both the higher level 
assessment provided by the LSA and the other parts of the Council’s evidence base and the specific 
opportunities provided by individual sites.  The LSA acknowledges that this can only be properly 
achieved by detailed site assessments that consider the specific development proposals.  These may 
then also demonstrate how incorporating appropriate mitigation measures as an integral part of the 
design proposals could help to assimilate them into their local surroundings, thereby further reducing 
the sensitivity of a site to specific development proposals. 

7.10 The review of the landscape sensitivities identified by the LSA within the area around Sandford 
demonstrates that there are a number of clear anomalies or inconsistencies in how the level of 
landscape sensitivity has been assessed.  For example, the more enclosed nature of the land at The 
Paddocks and the fact that it does not make a contribution to maintaining the separate identities of 
the two settlements means that there is greater separation from the AONB and better opportunities 
for incorporating suitable mitigation measures than is the case for the land on the south-western edge 
of Dinghurst.  Given the greater influence of the existing areas of development within the area around 
the site, it would therefore be more appropriate for the land at The Paddocks to have been be 
assessed with at least the same ‘medium’ level of sensitivity, with the potential for this to be further 
reduced by the proposed mitigation measures. 

7.11 It is accepted that there will inevitably be some changes to the views from the public footpath along 
the southern boundary of the site, but these impacts will be mitigated by the proposed new hedgerow 
planting and would be limited to those parts of the footpath network where the existing areas of 
development already have a decisive influence of the character and composition of views.  All views 
towards the landscape features that contribute to the ‘special qualities’ of the AONB would be 
retained.  By incorporating the landscape mitigation measures set out in section 6 of this document it 
is concluded that there would not be any significant residual adverse impacts to either the experience 
of users of the public rights of way network or to the setting of the AONB.  The designated landscape 
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would therefore be protected in accordance with the objectives set out in national planning policy and 
the relevant policies in the emerging NSC Local Plan. 

7.12 The existing areas of development within the spring line villages already form an important part of the 
character and local distinctiveness of the area and make a significant contribution to the setting of this 
part of the Mendip Hills AONB.  By incorporating the proposed mitigation measures, it is clear that the 
capacity of the site to accommodate change without causing any unacceptable impacts could be 
greatly increased.   The Council’s LSA acknowledges that the incorporation of appropriate measures 
could reduce the sensitivity of any given area.   

7.13 It is therefore concluded that development of the site at The Paddocks would be compatible with the 
locally distinctive settlement pattern within the area and would consolidate the changes that have 
taken place along Greenhill Road within the vicinity of the site.  As a result, a greater sense of contrast 
could be created between the areas that already lie within the development envelope of Sandford and 
the open land to the east of Pye Corner beyond the welcome to Sandford sign.  This would help to 
reinforce the separate identities of the two settlements and avoid pressure for development within 
the parts of the landscape that still retain their rural character, thereby helping to maintain the sense 
of separation between Sandford and Dinghurst. 

7.14 Due to the separation provided by the existing buildings and vegetation to the south of the site and 
the potential to incorporate suitable mitigation measures such as a new hedgerow along the southern 
edge of the site it is therefore concluded that sensitive designed development within the site at The 
Paddocks would not give rise to any material adverse residual impacts to the AONB.   

7.15 Consequently, there are no landscape or visual reasons why the site should not be considered suitable 
for allocation as part of the Local Plan process. 
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Figure 1:  Site Assessment 

Figure 2:  Landscape Context Plan 

Figure 3:  Existing Extent of Development 

Figure 4:  Settlement Pattern 

Figure 5:  NSC Landscape Sensitivity Assessment - 
Extract from Map 3 showing Area around Sandford 
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