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1.0 Foreword  

 
 
1.1 This document is the Appendix 3 to the Housing Needs and Preferred Sites Report.  It is the 
database used to inform the report which in turn identifies preferred sites.  This Appendix is just a 
summary of the sites identified and the initial screening of the options. 
 
 
1.2 The Neighbourhood Plan Steering Group undertook a Call for Sites Exercise and this, with 
ŘŜǎƪ ǘƻǇ ǊŜǎŜŀǊŎƘ ƻŦ ǘƘŜ {ŜŘƎŜƳƻƻǊ 5ƛǎǘǊƛŎǘ /ƻǳƴŎƛƭΩǎ (SDC) Strategic Housing Land Availability 
Assessments (SHLAA) (2009 and 2014) forms the basis of this report. 
 
 
1.3 Each site has been assessed by the Steering Group using the SDC model site assessment 
form.  The site options resulting from this were then open to public consultation, the details of 
which can be found in the Second Consultation Report. The outside the development boundary 
individual sites identified were grouped geographically and the public were asked to rank the 
grouped sites in order of preference.  Inside the development boundary sites were not consulted on 
as they were the least controversial and there were so many others that were consulted on. The 
Ŏƻƴǎǳƭǘŀǘƛƻƴ ǊŜǎǇƻƴǎŜ ǿŀǎ ǘƘŜƴ ǳǎŜŘ ǘƻ ƛƴŦƻǊƳ ǘƘŜ ǊŀƴƪƛƴƎ ƻŦ ǎƛǘŜǎ ǘƻ ōŜ Ǉǳǘ ŦƻǊǿŀǊŘ ŀǎ ǘƘŜ ΨƳƻǎǘ 
ǎǳƛǘŀōƭŜΩ ŦƻǊ ŦǳǘǳǊŜ ŘŜǾŜƭƻǇƳŜƴǘΦ 
 
 
1.4 The key criteria which sites were assessed against were: 
 

¶ Those inside the development boundary were regarded as the most acceptable provided 
that any forthcoming plans were appropriate with regards to density, style, amenity value, 
parking etc.  As a consequence these did not form part of the public review but were 
assessed by the Steering Group. 

 

¶ Sites wholly inside the AONB were rejected outright as such land is protected and should 
continue to be so and there were sufficient other sites that had come forward. 

 

¶ Land in Flood Zone 3 was rejected outright as mitigating the effects of climate change is a 
key sustainability target for the District as well as the Neighbourhood Plan.  Again sufficient 
sites had come forward for these areas not to be considered to meet housing need in the 
Plan period to 2027. 

 

¶ Accessibility, especially to village facilities, by walking and cycling was the key criteria to 
reduce the effects of greenhouse gas emissions reduce congestion and improve 
sustainability and health. 

 

¶ The aim was to assess sites that could take 5+ housing units, some smaller ones were 
identified and have been included for completeness. 
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2.0 Table 1 Summary of Rejected Residential Sites . 
(Includes potential commercial sites) 
 

Site number Location Summary of reasons for rejection of optional sites 

CP01 Land off Upper New 
Road 

 It is outside and not adjacent to the settlement boundary 
and is not connected to any other group of dwellings. It has 
been designated best agricultural land.  There is no safe 
cycle route to village facilities. This is not a sustainable site 
unless developed with another.   

CP02 Land off Axbridge 
Road 

The restraints are around proximity to AONB and visual 
impact on the sloping ground.  There is no safe walking or 
cycling route into the village, and the roads are too narrow 
to easily improve this.  
The site is outside and not adjacent to the village 
development boundary.  
Unless developed with other adjoining sites this is a 
disconnected unsustainable site on the furthest edges of 
the village. Land is designated as being best agricultural 
land & having potential archaeological interest. 
 

CP03 Hannay Road 
/Axbridge Road 

Whilst this site is on the boundary it is on two of the busiest 
roads with no safe routes for pedestrians or cyclists to 
reach the village facilities. Axbridge Road does not have 
pavement and the road is very narrow in places.  Traffic on 
this road often has to back up to let HGVs and coaches 
through.  This is the sign posted route to the Gorge and 
takes extra visitor traffic all year but certainly in the 
summer. Policy P4 allows for development adjacent to 
development boundary but for specific types of tenure. 
Gaining 1 affordable house out of a development of 6 does 
not justify the highways constraints, 
 

CP04 Axbridge Road This is outside the development boundary and not adjacent 
to it.  There is no safe walking or cycling route into the 
village.  This is not a sustainable site with regards to access 
to the village centre facilities, situated as it is well out on 
the northern edge of the village on a narrow lane.  
Designated good agricultural land with potential for 
ŀǊŎƘŀŜƻƭƻƎƛŎŀƭ ƛƴǘŜǊŜǎǘ ŀƴŘ ƛƴ ǘƘŜ ŎǳǊǊŜƴǘ ΨƎǊŜŜƴ ǿŜŘƎŜΩ 
which creates a rural visual impact on entering the village. 
 

CP05 Axbridge Road 
/Venns Gate 

This site is outside the village boundary and is towards the 
northern edge of the village with no safe cycle or walking 
route to village facilities. 
Road access from Venns Gate is very bad and Axbridge 
Road is not much better, especially as it is the sign posted 
route for all tourist traffic.  Venns Gate is single track & 
without pavements.  It is the designated route for HGV 
quarry traffic. 
The land is marked on the original LDF map as being best 
agricultural land under policy CNE5 and an area of 
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potentially important high archaeological interest. 
 

CP07 Applewell Upper 
New Road 

This is not a sustainable site, being on the northern edge of 
the village and not within walking distance of any village 
facilities other than a convenience shop inside the petrol 
station.  The site would fail any sequential test. 
The A371 broadly defines the western edge of the village 
development boundary and everything to the east and 
south is open countryside or recreational use.  

CP08 Land at Holwell Lane 
and west of Upper 
New Road 

This is not a site which would pass the sequential test, other 
sites are better placed to do this.  The site is outside the 
development boundary.   The site is within the green wedge 
which bounds the village and consists of open countryside 
and recreational leisure use 
Overall all the land behind the A371 Upper New Road and 
the B3151 south on the Wedmore Road is open agricultural 
and recreational land, and it therefore makes an excellent 
boundary for the village and provides over 1.6 miles of 
quality environment. 
 
The A371 does not have pavement along its whole length, 
or on both sides.   
 
The Parish Council sees this site as having the potential to 
be the extension of the parish council owned Sharpham 
Road playing fields and that the land should not be 
developed.  The Sedgemoor Sports and Recreation Facilities 
Strategy and Delivery Plan 2013 -2027 states that further 
sports facilities are required in Cheddar.  Sharpham Road 
playing fields are seen as a suitable site to take further 
sports facilities.   

CP09 Land between CP05 
& CP03 Venns Gate.  
tŀǊǘ ƻŦ ǘƘŜ Ψ±Ŝƴƴǎ 
Gate GroupΩ 

This is outside the development boundary and not adjacent 
to it.  There is no safe walking or cycling route into the 
village.  This is not a sustainable site with regards to access 
to the village centre facilities, situated towards the edge of 
the village on a very narrow lane.  
Designated good agricultural land with potential for 
ŀǊŎƘŀŜƻƭƻƎƛŎŀƭ ƛƴǘŜǊŜǎǘ ŀƴŘ ƛƴ ǘƘŜ ŎǳǊǊŜƴǘ ΨƎǊŜŜƴ ǿŜŘƎŜΩ 
which creates a rural visual impact on entering the village. 
 

CP10 Venns Gate Venns Gate Lane is narrow and has no pavement but is the 
HGV route to the quarry and has more traffic than such a 
tiny lane was built to take. The junction with the Axbridge 
Road is steep and narrow with poor visibility. It is often 
obstructed by vehicles that pull in to the junction to let 
buses or ƭƻǊǊƛŜǎ Ǉŀǎǎ ƻƴ ǘƘŜ ΨƳŀƛƴΩ ǊƻŀŘΦ ¢Ƙƛǎ ƛǎ ƻƴ ǘƘŜ 
northern edge of the village and not the most sustainable 
of sites. 
 

CP15 Land off Labourham 
Corner 

Outside the development boundary.  Would fail a 
sequential test. Access to village via main road is dangerous 
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for cyclists and pedestrians as there is no footpath over 
Church Bridge on the A371 which is a county road with 
much HGV traffic.   However access to Draycott Park 
footpath would overcome this.   Very prominent site with 
quite high visual impact especially coming from the east, 
but current view of warehouse is not that beautiful now.   
Land to the south of this identified as H316, H381 & H042 
at Labourham Farm are regarded as rejected sites in the 
2104 SHLAA for being too isolated. 
 

CP16 Land off Labourham 
Corner/Draycott 
Road 

This site would not score highly in a sequential test.  It is 
outside the development boundary and not on a good 
pedestrian or cycle route directly into village via the A371, 
although this could be overcome via Draycott Park 
footpath. 
The site is not sustainable, not being close to any village 
facilities, but could be considered for commercial use rather 
than residential if there ever was a need for such and no 
better sites available, ie brownfield sites rather than 
greenfield sites. 
[ƛƴƪŜŘ ǿƛǘƘ /tмр ǘƘƛǎ ŎƻǳƭŘ ōŜ ǎŜŜƴ ŀǎ ΨƛƴŦƛƭƭΩ ōŜǘǿŜŜƴ 
Draycott Park and Winchester Farm. 

CP17 Bowdens Park With so many other potential sites available within and 
without the village development boundary the steering 
group would not recommend a site known to be in flood 
zone 3a. 
There would need to be pedestrian improvements to access 
the village, as Church bridge is narrow and without 
pavements.  The A371 to the village is busy and is the main 
east west HGV route through this part of Somerset, the 
pavement is missing all the way till passed the bridge. 
Development here would require football facilities to be 
relocated. 
 

CP18 Froglands Farm With so many other potential development sites in Cheddar 
local housing need could be met without building in the 
Mendip Hills AONB or land containing a scheduled 
monument and potentially a high level of archaeological 
interest. 
This site is wholly inside the AONB. 

CP19 Land off Draycott 
Road, opposite 
Bowdens Park 

With so many other potential development sites in Cheddar 
local housing need could be met without building in the 
Mendip Hills AONB or near land containing a scheduled 
monument and potentially high levels of archaeological 
interest. In AONB. 

CP35 Labourham This site is outside the development boundary and it would 
fail a sequential test. There is no direct road access that is 
suitable. It is flood zone 3 
This land goes on to Cheddar Moors, an area outside the 
village development boundary and not suitable for housing 
development.  This is open countryside. 
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CP36 Petruth Paddocks This site is outside the development boundary and it would 
fail a sequential test for residential development. 
This land goes on to Cheddar Moors, an area outside the 
village development boundary and not suitable for housing 
development as it is open countryside. The site is partly in 
flood zone 3.  Development here would reduce the number 
and type of tourist facilities available. This site is basically a 
field which offers campers & caravanning basic facilities and 
caters for caravan rallies etc. This type of facility has mostly 
disappeared in Cheddar as other businesses have converted 
ǘƻ ΨƘƻƭƛŘŀȅ ƭƻŘƎŜǎΩ ǘƘŜǊŜŦƻǊŜ ƪŜŜǇƛƴƎ ǘƘƛǎ ǘƻ ŀǘǘǊŀŎǘ ŀ 
different visitor is useful to the economy of Cheddar. 

CP37 LanesΩκ¢ŜǎŎƻ ǎƛǘŜ The constraints are all around the access to the site and the 

appropriateness of any development.  The village would not 

like to lose the parking opportunity this site provides.  The 

steering group sees this as a retail site first and foremost 

perhaps offering small boutique type units for businesses 

not already in the village, such as jewellers, specialist shoe 

shop etc.  Also small units for specialist services such as for 

example chiropody, beauty etc. 

CP38 Yeo Valley This is a brownfield site which has direct and easy access on 

to a wide part of the A371.  It is right on the edge of the 

village and not a sustainable site for housing.  The steering 

group believes this would be an excellent light 

commercial/office or technology type of business site. The 

conclusion is this is an ideal employment site.   
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3.0 Table 2 Summaries  of Preferred Residential Sites.  
 

Site number Location Summary of reasons for preference of these options 

CP06 Round Oak Farm The site is adjacent to the village boundary.  There are two 
road routes into the village, although pedestrian and cycle 
routes are somewhat limited.  The natural spring and 
wildflower section could be preserved as open space on the 
site.   To be developed there would need to be an 
affordable housing element.  
However the A371, Upper New Road, whilst a 30mph road, 
is a road notorious for speeding as this section is straight, 
and it also carried all the HGV traffic going east/west 
through this part of Somerset.  Any access to the site would 
need to consider the volume and speed of the traffic on 
the.  The Axbridge Road is narrow, twisting and without 
ǇŀǾŜƳŜƴǘǎ ŀƴŘ ŎŀǊǎ ƻŦǘŜƴ ƘŀǾŜ ǘƻ ǊŜǾŜǊǎŜ ŀǘ ΨǇƛƴŎƘ ǇƻƛƴǘǎΩ 
to allow passing heavy vehicles, including quarry lorries. 
Round Oak Farm is ƻƴ ǘƘŜΩ green routeΩ into the village, 
Axbridge Road and this sectioƴ ƻŦ ǘƘŜ !отм ŀǊŜ ǘƘŜ ΨƎǊŜŜƴΩ 
entrance route to the village and part of the visual 
impression of entering a rural community rather than a 
densely built area. 
The site contains an area designated as being a Local 
Wildlife Site (LWS), this would need preserving. 
 
 

CP11 Sharpham Road (site 
shown is owned by 3 
landowners) see 
CP11a for one of the 
included sites. 

There is no pavement on Sharpham Road, although this 
may be built if the 2nd Cheddar Reservoir is built some time 
in future.  There is no through traffic on this road, although 
there is recreational and funeral traffic. 
! ǎŀŦŜ ǇŜŘŜǎǘǊƛŀƴ ŀŎŎŜǎǎ ƻǾŜǊ р ǿŀȅǎ ōǊƛŘƎŜ ƛǎ ΨǇǊƻƳƛǎŜŘΩ ōȅ 
a S106 agreement relating to the 23 affordable houses now 
built and occupied. Other road improvements/pavements 
would be desirable as would mains drains. 
This land is not designated best agricultural land nor of any 
specific archaeological significance. 
This could be a reasonable infill site. 
 
 

CP11a Sharpham Road part 
of the CP11 site 
report 

!ǎ ŀōƻǾŜΦ  ¢Ƙƛǎ ƛǎ ƻƴŜ ƭŀƴŘƻǿƴŜǊΩǎ ǎŜǇŀǊŀǘŜ Ŏŀƭƭ ŦƻǊ ǎƛǘŜǎ 
response record. 

CP12 Sharpham Road next 
to CP11 & CP11a 

!ǎ ŀōƻǾŜΦ ¢Ƙƛǎ ƛǎ ŀ ǊŜŎƻǊŘ ƻŦ ƻƴŜ ǇŀǊǘƛŎǳƭŀǊ ƭŀƴŘƻǿƴŜǊΩǎ 
response to call for sites. 
 

CP13 Sharpham Road 
Clinton House 

There is no pavement on Sharpham Road, although this 
may be built if the 2nd Cheddar Reservoir is built some time 
in future.  There is no through traffic on this road, although 
there is recreational and funeral traffic, and some nursery 
customer traffic. 
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! ǎŀŦŜ ǇŜŘŜǎǘǊƛŀƴ ŀŎŎŜǎǎ ƻǾŜǊ р ǿŀȅǎ ōǊƛŘƎŜ ƛǎ ΨǇǊƻƳƛǎŜŘΩ ōȅ 
a S106 agreement relating to the building of the 23 
affordable houses. Other road improvements/pavements 
would be desirable as would mains drains. 
This land is not designated best agricultural land nor of any 
specific archaeological significance. 
This could be a reasonable infill site. 
 

CP14 Sharpham Road View this with CP11, C11a, CP12, & CP13 
As above. This site should be viewed with those of 
neighbouring landowners. 
 

CP20 Land at Birch Hill This has now had 4 homes built on it. 

CP21 Steart Bushes Not in flood zone, sustainable site close to village facilities 
and employment and shopping centre.   
Inside the development boundary.  New planning 
application17/14/00105 for outline planning application 
refused.  The site could be developed quite successfully if 
housing density, parking and internal road access issues 
were acceptable. 

CP22 {ǘƻƴŜƳŀǎƻƴΩǎ Yard An excellent sustainable site within village development 
boundary, on cycle path and within walking distance of all 
village shops and facilities.   Close to employment sites and 
therefore reducing dependence on cars for local journeys. 
Not in flood zone and makes good use of a brownfield site.   
 

CP23 Bristol Water Site This would be an ideal site for development, however 
Bristol water have withdrawn it from SHLAA as part of their 
business plan. 

CP24 W C Maunders & 
Vancouver 

Good reuse of a brownfield site should it become available.  
Has access to road now but other access points to the site 
are viable.  Good sustainable site inside village 
development boundary with access to all village facilities. 
 

CP25 Land off Ashley Lane 
Read with CP28 
Hopwoods 

Site would not have adverse impact on neighbours.  Is 
inside development boundary.  Is a sustainable location 
within walking and cycling distance of village amenities and 
employment bases, would require pavements to be built. 
The site design would need to be appropriate and of a 
suitable density to match the surrounding properties. 
Access problems would need to be overcome. 
 

CP26 Fraser Hall off 
Cathay Lane 

This is a sustainable site within the village boundary. If it is 
developed for commercial use then it lends itself for office 
development creating minimal traffic movements. 
 

CP27 Ulverstone Birch Hill The site is big enough to take a single dwelling; there are 
concerns about privacy for neighbours and access on to the 
road.  
 

CP28 Hopwoods Sustainable location inside development boundary.  
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Walking and cycling distance from village centre amenities 
and employment bases.  No loss of amenity space, would 
lend itself to low density housing in keeping with 
neighbouring properties. 
 

CP29 Land at Starmay in 
Barrows Park 

This call for sites response is for a single dwelling in a 
residential area.  The Neighbourhood Plan proposes that 
there be no tandem development so if the design is suitable 
this could be a suitable site. 
 

CP30 Land & yard off 
Station Road & 
behind KOW leisure 
centre 

There are significant restraints in so far as there is currently 
no road access to this site or other facilities.  However the 
site could be accessed by an extension to the Wedmore 
Business Park estate road. 
This piece of land could be used as an extension to the 
school facilities however it also lends itself to commercial 
development. 
A strip of the land extending the Strawberry Line walk/cycle 
route would be of enormous benefit to the village.  

CP31 & CP31a Land off Lower New 
Road Steart Farm 
Triangle  & 
(31a)Steart Farm 

CP31 Two houses have been built in the corner of the 
triangle of land, providing pavement for those 2 dwellings 
so this could be extended. The site is in a sustainable 
location, close to all village facilities. There would be a need 
for safe pavements and a safe road crossing. 
 
CP31a The steering group sees this as being a piece of land 
which is an obvious extension to the Cheddar Business Park. 
An application for a Sainsbury supermarket did not 
materialise here and so the land which had already been 
identified as potential commercial use by SDC in an earlier 
Local Plan is now available. This would be a good site for 
providing business park employment opportunities. 

CP32 Sharpham 
Road/Helliers Lane, 
large plot including 
several existing 
properties 

This site is outside the development boundary and could 
only be developed if used as an exceptional site including 
affordable housing, 2 nearby sites have been developed 
exclusively as affordable housing sites.  It is not appropriate 
that more exclusively affordable housing is grouped in one 
corner of the village and potentially is regarded as some 
ŦƻǊƳ ƻŦ ΨƎƘŜǘǘƻΩ ǘȅǇŜ ŘŜǾŜƭƻǇƳŜƴǘΦ    
Helliers Lane has already had new development, new well 
designed housing could fit well. 
Restraints are all around road safety on 5 ways bridge and 
the B3151 which lacks pavements. 
 

CP33 Lanier & Old Cheese 
Straw Factory 

This is an existing commercial site.  The buildings could be 
sympathetically converted to residential, but the layout and 
car parking does lend itself to continued commercial use. 
 

CP34 Cheddar Garden 
Centre 

This site is totally inappropriate for housing development as 
it is way outside the development boundary. It would fail a 
sequential test. It is a very isolated site 
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This land goes on to Cheddar Moors, an area outside the 
village development boundary and not suitable for housing 
development as it is open countryside. 
However there is a garden centre business already on the 
site and it should be thought of as an employment site.  
Appropriate uses could be for high tech, clean industry. 
There is very good access to the main road and plenty of 
parking.  There is great concern that there is no future retail 
use that would take business from centre of the village. 
 
The site could be considered as another tourist 
accommodation site, be it caravans, tents or lodges. 
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4.0 Site Specific Assessment Sheets 

Cheddar Parish Site Ref Address Site Location /OS Ref 

CP01 Land on Upper New Road 450542 

Sedgemoor SHLAA Ref Site Size  

H026 SHLAA 2009 Appendix 7 
Opportunity site outside 
boundary rejected in SHLAA 
нлмр ŀǎ Ψbƻǘ !ǾŀƛƭŀōƭŜΩ 

0.23 ha 

1.  General Location and Use 
 

Surrounding Land Uses Greenfield.  Agricultural/grazing land.  Not attached to any current 
built up area. Opposite the Parish Council owned & run Upper New 
Road allotments which themselves were originally indicated as RLT 1 
protected recreational open space. Borders on to part of Round Oak 
CŀǊƳ ƭŀƴŘ ǿƘƛŎƘ Ƙŀǎ ǇǊŜǾƛƻǳǎƭȅ ōŜŜƴ ŀǎǎŜǎǎŜŘ ŀǎ ΨƭƻŎŀƭƭȅ ƛƳǇƻǊǘŀƴǘ 
nature conservation site (Policy CNE9). 

Current/Previous Land Use DǊŜŜƴŦƛŜƭŘΣ ōǳǘ ŀ ŎƻǊƴŜǊ Ƙŀǎ ōŜŜƴ ǳǎŜŘ ŦƻǊ ŘǳƳǇƛƴƎ ōǳƛƭŘŜǊΩǎ ǊǳōōƭŜ 
in the past.  Has been designated best agricultural land under 
previous LDF Policy CNE5. View with site CP06 (H123) the Round 
Oak Farm site. 

Planning History  A linear piece of land located north of Cheddar centre to the east of 
Upper New Road the A371.  It is detached from the settlement.  No 
planning history found.  Whilst this site is not put forward in the 
2015 SHLAA as an opportunity site outside the development 
boundary it is referred to as being viewed with sites H123, Round 
Oak Farm which is applying for outline planning permission (Feb 
2016). Appendix C of the 2015 SHLAA Initial sustainability appraisal 
Ƙŀǎ ƛǘ ŀǎ ŀ ǊŜƧŜŎǘŜŘ ǎƛǘŜ ŀǎ Ψbƻǘ !ǾŀƛƭŀōƭŜΩ  

2. Availability 

Land owner/Agent Not known, no response to parish call for sites, this site can be 
found on SDC 2009 SHLAA records and referred to as being 
associated with H123 in 2015 SHLAA Round Oak Road site which is 
applying for outline planning permission (Feb 2016). The 2015 
SHLAA Appendix C has it as a rejected site. 

Call for site evidence to 
support this sites 
availability? 

SHLAA 2009 statement that the owner or agent confirms that site is 
available for development & that there are no legal or ownership 
problems which could limit development.  SHLAA 2015 has it in 
!ǇǇŜƴŘƛȄ / ŀǎ ǊŜƧŜŎǘŜŘ ŦƻǊ ōŜƛƴƎ Ψbƻǘ ŀǾŀƛƭŀōƭŜΩΦ 

Timescale suggested by call 
for site reply/developer 

{I[!! όнллфύ ǎǘŀǘŜƳŜƴǘ ǎŀȅǎ ΨǘƘŜǊŜ ƛǎ ƴƻ ǊŜŀǎƻƴŀōƭŜ ǇǊƻǎǇŜŎǘ ǘƘŀǘ 
housing will be delivered on the site at the current time but the site 
does have potential to provide a suitable achievable location in the 
future. This site, adjacent to the urban area, is in a location that 
developers might find attractive to bring forward as a housing site 
for development.  It is thought economically viable and the capacity 
of the developer to complete and sell the housing in the medium 
ǘŜǊƳ ƛƴ ǘƘƛǎ ŀǊŜŀ ƛǎ ƎƻƻŘΩΦ !ǘ ǘƛƳŜ ƻŦ {I[!! όнллфύ ǘƘƛǎ ǿŀǎ ǘƘƻǳƎƘǘ 
to be 2013- 2014.  As at Feb 2016 an adjacent site CP06 (H123) has 
applied for outline planning permission, decision not yet known. 
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       3. Suitability 
 

Would development of site 
relate well to existing built 
up area? 

This site is not attached to the main built up area of the village. 
IƻǿŜǾŜǊ ŘŜǾŜƭƻǇŜǊǎ ŀǊŜ ƭƛƪŜƭȅ ǘƻ ǾƛŜǿ ƛǘ ŀǎ ΨƛƴŦƛƭƭΩ ǎƛƴŎŜ ƛǘ ƛǎ ōŜǘǿŜŜƴ 
the Shell Garage and the houses south of that and Round Oak Road.    
 
 

How is site currently 
accessed? Easily from 
highway? 

Directly off the A371. 

How close is site to local 
services? 

Not easy walking distance to village centre and associated services. 
A371 is a busy road cyclists may be deterred from using it as it is 
busy and has a record of being a road where speeding (above 
30mph limit) is a frequent occurrence and there is no specific cycle 
path. 

Is site within walking 
distance of bus stop? 

Not directly on bus route, but within 400m of a bus stop 

3a.  Suitability  -Planning Policy 
 

Is site within Development 
Boundary? 

No. 

Is site in AONB? No 
 

Is site in Conservation area? No, but to the south is a Special Landscape area and an 
environmentally sensitive area. In an area designated as best 
agricultural land under previous policy CNE4. Borders on area 
designated nature conservation site.  

 

Any SSSIs on site? No. There are SSSIs within 1 km especially The Cheddar Complex. 
Within ½ km are local wildlife sites at Holwell Rye, Holwell Lane and 
Round Oak Field. Round Oak is designated a locally important 
nature conservation site. 

 

 Any other Environmental 
Designations? 

Under the SDC Local Plan to 2011 this is designated as best 
agricultural land (where the rubble is not dumped). 

 

Visual Impact 
 

This site is easily visible from the AONB (Mendips) and main road 
A371 entrance to village. This section of the road is currently 

Type & size of development 
being considered by 
developer 

Suggest 7 dwellings   

Any further comments Site is too small to be developed independently but could have 
potential with area designated CP06 (H123). Site not directly linked 
to other dwellings and not close to village centre.  
2015 SHLAA Appendix C, Initial Sustainability Appraisal has it as a 
rejected site. 
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undeveloped and therefore creates a rural visual image for road 
users that they are entering a village rather than a more densely 
developed place and adds to the character of the village. 

Restrictive covenants Not known 
 

Any other Policy restrictions?  
NPPF? Local Planning Policy? 

P4 This site is not infill nor is it adjacent to development boundary. 
 
 

     3b.    Suitability - Physical Constraints 
 

Topography Level ground, long narrow site 

Flood Risk No obvious flood risk 
 

Water courses, streams, 
springs 

No 

Power Lines, pipelines other 
infrastructure 
 

No power lines, pipelines etc unknown 

Biodiversity 
 

Currently grassland, but near locally sensitive ecological sites 
including Round Oak Farm with unimproved pasture, cowslips & 
stream. 

Contamination Possible ŎƻƴǘŀƳƛƴŀǘƛƻƴ ŦǊƻƳ ōǳƛƭŘŜǊǎΩ ǊǳōōƭŜ ǎǘƻǊŜŘ ŀǘ ǎƻǳǘƘŜǊƴ 
end of the plot. 

 

Mature trees/ TPOs Nothing of significance 
 

Listed Buildings on or close to 
site 

No 

Archaeology, heritage 
constraints on or near 

Close to area designated as having high archaeological potential 

Any other factors 
 

No 

4. Potential Impacts 

 
Neighbouring Uses 
 
 

Best agricultural land (was designated under original policy CNE5) 
ŀƴŘ ŎƭƻǎŜ ǘƻ ƭŀƴŘ ǘƘŀǘ ǿŀǎ ŘŜǎƛƎƴŀǘŜŘ ŀǎ ōŜƛƴƎ Ψ[ƻŎŀƭƭȅ LƳǇƻǊǘŀƴǘ 
bŀǘǳǊŜ /ƻƴǎŜǊǾŀǘƛƻƴ {ƛǘŜΩ ǳƴŘŜǊ ǇƻƭƛŎȅ /b9ф ƻƴ {5/ ƻǊƛƎƛƴŀƭ ƭƻŎŀƭ 
plan.   

Economic, social and 
environmental factors 

No economic or infrastructure improvements likely with such a 
small site.  Potentially extra houses but no extra facilities.   
[ŀƴŘ ŘŜǎƛƎƴŀǘŜŘ ŀǎ ΨōŜǎǘ ŀƎǊƛŎǳƭǘǳǊŀƭ ƭŀƴŘΩ ǳƴŘŜǊ ƻƭŘ ǇƻƭƛŎȅ /b9рΦ 
 
 
 

5. Deliverability ς Affects on: 

 
Highways Impact with extra traffic on A371 and no mitigation.  The A371, 

because it is straight through this section of the village, is notorious 
for speeding all be it that it is a 30mph stretch of road.  It is a busy 
road with much HGV traffic and pedestrians can feel endangered 
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when HGV mirrors miss them by inches when they are on the 
pavement. 

Water Upper New Road (A371) experiences consistently low water 
pressure. 

Sewerage Have been frequent sewerage/drainage/run off water on road 
problems on other side of road at allotments & at Applewell. 

Pedestrian/Cycle access Has pavement access to village centre and schools. 
No specific cycle route here to reach village centre, would require 
cycling on A371.  

6. Steering Group Conclusion 

 
 
Totally inappropriate    
Significant restraints 
Minor constraints 
Unconstrained 
 
Reasons: 
Totally inappropriate.  It is outside and not adjacent to the settlement boundary and is not 
connected to any other group of dwellings. It has been designated best agricultural land.  There is no 
safe cycle route to village facilities. This is not a sustainable site unless developed with another. The 
A371 Upper New Road from the roundabout to Hannay Road has but a few 1930s houses close the 
roundabout and garage on the eastern side, the rest of the stretch is part of a green wedge which 
gives a rural aspect to the approach to Cheddar and adds to its character as a village.   
The A371 is very busy and the 30mph speed limit is often exceeded, evidenced by frequent Speed 
Indicator Device reports to the Parish Council.  The Sunday car boot market clogs this road especially 
on fine summer days when tourist traffic is at its highest too. 
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       3. Suitability 
 

Cheddar Parish Site Ref Address Site Location /OS Ref 

CP02 Axbridge Road  453544 

Sedgemoor SHLAA Ref Site Size  

H050  SHLAA(2009) appendix 
7 Opportunity site outside 
boundary also SHLAA 2015 

0.44 

3.  General Location and Use 
 

Surrounding Land Uses Greenfield.  Link with sites CP06 (H123) CP04 (H085a) CP05 (H105) 
CP03 (H082) & CP09a There is a detached dwelling to the north 
eastern side. Agricultural/grazing land. Nearby houses are large and 
detached. 

Current/Previous Land Use Land is irregular in shape and consists of agricultural fields and 
garden.  The site slopes upwards in a north easterly direction.  The 
northern part of the site is exposed with views over Cheddar.  The 
site has strong hedgerow boundaries. 

Planning History  No planning history but owner has put this forward via the Venns 
Gate group of landowners.  It is on SDC SHLAA 2009 & 2015 version 
as an opportunity site outside the development boundary. 

4. Availability 

Land owner/Agent Part of the Venns Gate group of sites submitted as being available 
for development.   Original record in parish office 

Call for site evidence to 
support this sites 
availability? 

Is on SDC SHLAA 2009 where it indicates agent/owner confirms site 
is available, plus calls for sites response. 

Timescale suggested by call 
for site reply/developer 

SHLAA 2009 indicates 5 being built 2012-2013 & 7 being built 2014-
2015.   As of Feb 2016 no planning application has come in for this 
site, although it has featured again in the SHLAA 2015 report. 

Type & size of development 
being considered by 
developer 

12 dwellings (density 26.99 ) 
 

Any further comments Well contained site which could be linked to its neighbours creating 
one very large edge of village development, is the comment on SDC 
SHLAA 2009. However it is outside development boundary and very 
close to AONB boundary.  Prominent position means it can be seen 
from the AONB and the rural landscape to the west. 
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Would development of site 
relate well to existing built 
up area? 

No, it is separate from rest of village & if developed would not suit 
high density development as this is a low density largely detached 
housing area on the very edge of the village, outside the 
development boundary and very close to the AONB boundary.   
 
 

How is site currently 
accessed? Easily from 
highway? 

Yes from both the Axbridge Road and Venns Gate. However there 
are no pavements on either of these stretches of road near the site 
and both roads are too narrow to easily accommodate these. Venns 
Gate is single track and takes the quarry lorries as well as 
residential traffic. 

How close is site to local 
services? 

On the edge of the village this is not easy walk to centre for shops 
and services other than convenience store at the garage.  This is 
site is over 2¼  km from Fairlands Middle school,2.09 km from Kings 
of Wessex Academy and 1.77 km from the village centre. As there 
are no pavements on this section of the route this will encourage 
ǇŀǊŜƴǘǎ ǘƻ ǳƴŘŜǊǘŀƪŜ ǘƘŜ ΨǎŎƘƻƻƭ ǊǳƴΩ ŀƴŘ ǳǎŜ ǘƘŜ ŎŀǊ ǘƻ ǊŜŀŎƘ ǘƘŜ 
schools, as the bus service will not easily support school timings. 
The Axbridge Road is so narrow that oncoming traffic has to wait or 
reverse to allow HGVs, coaches and buses through in some parts.   

Is site within walking 
distance of bus stop? 

Axbridge Road is a bus route, within 400m of a bus stop but this is a 
road with no pavements. 

3a.  Suitability  -Planning Policy 
 

Is site within Development 
Boundary? 

No 

Is site in AONB? No, but is very close to the boundary. There are SSSIs within 1 km 
especially The Cheddar Complex. Within ½ km are local wildlife sites 
at Holwell Rye, Holwell Lane and Round Oak Field. Round Oak is 
designated a locally important nature conservation site. 
 

 

Is site in Conservation area? No 

Any SSSIs on site? No.  However the AONB boundary is within 100m of this site along 
with Cheddar Woods SSSI and the SSSI Cheddar Complex is within 1 
km. Also close to the Round Oak Road local conservation site. 

 

 Any other Environmental 
Designations? 

No 
 

Visual Impact 
 

Can been seen from AONB.  Can also be seen from lower ground 
looking up to this site. 

Restrictive covenants Not known 
 

Any other Policy restrictions? 
NPPF? Local Planning Policy? 

Land was designated best agricultural land under policy CNE4 also 
designated as being area of high archaeological potential. Policy P4:  
this is not an infill site nor is it adjacent to the settlement boundary. 
Currently development on this site would contravene policy P4. SDC 
has previously designated this as not suitable for development in its 
2009 SHLAA, but could be suitable in principle for future 
development, repeated in SHLAA 2015 with neighbouring sites.    
SDC have this marked as area of archaeological interest on previous 
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LDF map. 
 
 

     3b.    Suitability - Physical Constraints 
 

Topography This site slopes in a north easterly direction, the lower Mendip 
slope & on the edge of the AONB. The northern part of the site is 
exposed with views of Cheddar.  The site has strong hedgerow 
boundaries. 

 

Flood Risk None 
 

Water courses, streams, 
springs 

No 

Power Lines, pipelines other 
infrastructure 
 

No 

Biodiversity 
 

Under SDC Local plan this was designated best agricultural land. 
 
 

Contamination None known 
 

Mature trees/ TPOs No TPOs 
 

Listed Buildings on or close to 
site 

No 

Archaeology, heritage 
constraints on or near 

Is in an area recognised as being in an area of high archaeological 
significance on SDC Local plan map adopted version. 

Any other factors 
 

No 

4. Potential Impacts 

 
Neighbouring Uses 
 
 

Grazing and agricultural.  Any neighbouring houses are large 
detached. AONB to the north.  Was designated under CNE5 as best 
agricultural land. 

Economic, social and 
environmental factors 

No jobs attached to this site. Mitigation would be required to make 
a safe route to the village or even northwards to the convenience 
store in the garage.  There is no safe walking or cycling route from 
this site. 

 
5. Deliverability ς Affects on: 

 
Highways Has direct access to A371 and to Venns Gate, a very narrow lane 

which is the designated HGV route to quarry (one way) & 
residential route. 

Water Supply to nearby houses 

Sewerage Would need to be added 

Pedestrian/Cycle access Venns Gate is narrow, and has no pavement or safe cycle route it is 
also the HGV one way route to Batts Combe quarry. The B3151 
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Axbridge Road is also narrow and has no pavement and takes 
considerable local traffic into the village as well as the quarry lorries 
leaving the quarry site. In the tourist season this road is the sign 
posted route to Cheddar Gorge and it carries more traffic as a 
result. 

6. Steering Group Conclusion 

 
 
Totally inappropriate    
Significant restraints 
Minor constraints 
Unconstrained 
 
Reasons: 
Totally inappropriate 
The restraints are around proximity to AONB and visual impact on the sloping ground.  There is no 
safe walking or cycling route into the village, and the roads are too narrow to easily improve this.  
The site is outside and not adjacent to the village development boundary.  
Unless developed with other adjoining sites this is a disconnected unsustainable site on the furthest 
edges of the village. Land is designated as being best agricultural land & having potential 
archaeological interest. 
The Axbridge Road from the roundabout to Hannay Road has but 6 houses on both sides of the road 
directly accessing it and they are well set back and few are visible.  The whole of this length is 
bounded by hedges and is greenfield consequently visually, it is important as a defining route into 
the village. It is the green route into Cheddar from the west. 
The A371 is a 30mph road, but this limit is frequently exceeded as evidenced by the speed indicator 
device records submitted to the parish council.  The Sunday car boot sale, especially on fine summer 
days, with increased tourist traffic blocks this road for a couple of miles. 
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Cheddar Parish Site Ref Address Site Location /OS Ref 

CP03 Hannay Road/Axbridge Road 454542 

Sedgemoor SHLAA Ref Site Size  

H082  SHLAA  (2009) 
Appendix 7 opportunity site 
outside boundary also on 
SHLAA 2105 

0.21 ha 

5.  General Location and Use 
 

Surrounding Land Uses Greenfield, agricultural land.  View with CP05 (H105) CP02 (H050) 
CP09 (H311) CP04 (H085a) & CP03 

Current/Previous Land Use Small agricultural field used for grazing sheep. 

Planning History   
Outline Planning Permission for a single dwelling and garage.  
Application in 2012 17/12/00078 Refused for following reasons: 

1. The application site is located outside of the Cheddar village 
development boundary and therefore in planning policy terms is 
located in the open countryside. Development in the countryside is 
strictly controlled and only permitted in exceptional circumstances 
where specific Core Strategy policies allow for certain types of 
development or when a development relates to a specific 
countryside need and/or a countryside location is essential or more 
sustainable. There are no Core Strategy Policies that specifically 
allow for open market housing in the countryside and it has not 
been claimed that the development relates to a specific 
countryside need or that a countryside location is essential. This 
location is not more sustainable than a location within the village. 
The development does not benefit economic activity and does not 
maintain or enhance the environment. The application is contrary 
to Policy P6 and S1 of the Sedgemoor District Core Strategy.  

 

2.  The application site is an undeveloped field bounded by 
hedgerows and trees; it is also within the buffer zone of three 
Sites of Special Scientific Interest (SSSI). There is a reasonable 
likelihood that protected species are present on the application 
site. In the absence of an ecological survey or any evidence to 
the contrary the local planning authority cannot be satisfied that 
the proposed development will not have an adverse impact on 
protected species. The application fails to comply with Policy 
D14 of the Sedgemoor District Core Strategy. 

 

6. Availability 
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       3. Suitability 
 

Would development of site 
relate well to existing built 
up area? 

No, as the density of 6 dwellings would not match others on 
Hannay Road and the only other houses at the top end of Axbridge 
Road which are large and detached. A single dwelling would sit well 
with the neighbouring houses if such were permitted, which is 
unlikely as policy P4 would not permit. Not within easy walking 
distance of village centre shops and services.   
 
 

How is site currently 
accessed? Easily from 
highway? 

Could be accessed directly from Axbridge Road, but this is a busy, 
narrow road if access sited away from crossroads of Hannay Road, 
Axbridge Road and Round Oak Road. However access would 
probably be best off Hannay Road but very close to junction. 

How close is site to local 
services? 

Not easy walking distance to middle of village shops and services 
and schools. It is 1.77 km from Fairlands Middle School and 1.77 km 
from the village centre. 

Is site within walking 
distance of bus stop? 

It is on a bus route and close to bus stop, but no pavement to reach 
it. 

3a.  Suitability  -Planning Policy 
 

Is site within Development 
Boundary? 

No 

Is site in AONB? No 

Is site in Conservation area? No, but  land is designated best agricultural land under policy CNE4 
on original SDC Local plan map 

Land owner/Agent SHLAA 2009 report states land is available and a recent planning 
application indicates owners wish to develop the site by building a 
single house there.  Original correspondence regarding call for sites 
in parish office. The site is re-recorded on the 2015 SHLAA. 

Call for site evidence to 
support this sites 
availability? 

SHLAA 2009 & 2015 reports. 

Timescale suggested by call 
for site reply/developer 

Possible development in 2013 indicated on 2009 SHLAA, however 
planning application refused since then and that was for a single 
dwelling & garage see note above. No new plan submitted as of Feb 
2016. 

Type & size of development 
being considered by 
developer 

6 dwellings density 28.00 is indicated on SHLAA, although 
landowner has previously only applied for a single dwelling. 

Any further comments Could be a potential site in future especially if viewed with 
neighbouring ones is the SHLAA 2009 & 2015 comment. 
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Any SSSIs on site? Round Oak Field is designated as a local wildlife site and that is just 
over the road. Holwell Rye too is over the road and designated as a 
local wildlife site.  There are SSSIs within 1 km especially The 
Cheddar Complex. Within meters are local wildlife sites at Holwell 
Rye, Holwell Lane and Round Oak Field. Round Oak is designated a 
locally important nature conservation site. 
 

 

 Any other Environmental 
Designations? 

No 
 

Visual Impact 
 

Can be seen from AONB.  There are well kept tall hedges along the 
!отм ǎƛŘŜ ƻŦ ǘƘŜ ǎƛǘŜΦ  !ǎ ǘƘƛǎ ƛǎ ŀ ΨƎǊŜŜƴ ǊƻǳǘŜΩ ƛƴǘƻ /ƘŜŘŘŀǊ ŦǊƻƳ 
the west, development here would need to be well screened. 

Restrictive covenants None known. 
 

Any other Policy restrictions?  
NPPF? Local Planning Policy? 

Policy P4, this is not an infill site but it is on the settlement 
boundary and could be considered for a site containing affordable 
houses Policies D6 & D7.   

 
 

     3b.    Suitability - Physical Constraints 
 

Topography The site slopes upwards in a north easterly direction. 
 

Flood Risk None 
 

Water courses, streams, 
springs 

None, but Holwell Rye rises in field over the road. 

Power Lines, pipelines other 
infrastructure 
 

None 

Biodiversity 
 

Hedgerow boundary. 

Contamination None known 
 

Mature trees/ TPOs No TPOs 
 

Listed Buildings on or close to 
site 

No 

Archaeology, heritage 
constraints on or near 

Area of high archaeological potential indicated on earlier LCF map. 

Any other factors 
 

None 

4. Potential Impacts 

 
Neighbouring Uses 
 
 

Houses on the south side of Hannay Road are detached ones on 
quite large plots. There are few houses on the north side of the 
road and those have very large plots.  On Axbridge Road for the 
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length of this site there are no houses and only two towards the 
edge of the village.  This is open countryside north of Hollywood 
House.  ¢Ƙƛǎ ƛǎ ǘƘŜ ΨƎǊŜŜƴ ǊƻǳǘŜΩ ƛƴǘƻ /ƘŜŘŘŀǊ ŦǊƻƳ ǘƘŜ ǿŜǎǘ ŀƴŘ 
the signposted tourist route to Cheddar Gorge and Caves. 

Economic, social and 
environmental factors 

If the site was developed it would be for a mix of affordable and 
market value houses as it is adjacent to the boundary under policies 
P4, D6 and D7. There would be no other benefit to the village and 
this would only yield 1 affordable house if the development 
consisted of 6 dwellings.  The Round Oak, Hannay Road and 
Axbridge Road junction is not suitable for a development of this size 
and outweighs any gain from one affordable house. 

 
 
 

5. Deliverability ς Affects on: 

 
Highways A development of 6 dwellings here would put more traffic onto 

Hannay Road and Axbridge Road, both part of the HGV one way 
system to Batts Combe quarry. The road is narrow and passing bus, 
coach and lorry traffic in places is a squeeze. This is the signposted 
route to the Gorge for visitor traffic. 

Water Close by 

Sewerage Close by 

Pedestrian/Cycle access Axbridge Road takes much of the local traffic coming into the 
village.  It is narrow, twisting and has no pavement.  There is no 
safe pedestrian or cycle access to the village centre. 

6. Steering Group Conclusion 
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Totally inappropriate    
Significant restraints      
Minor constraints 
Unconstrained 
 
Reasons: 
Significant restraints 
 
Whilst this site is on the boundary it is on two of the busiest roads with no safe routes for 
pedestrians or cyclists to reach the village facilities. Axbridge Road does not have pavement and the 
road is very narrow in places.  Traffic on this road often has to back up to let HGVs and coaches 
through.  This is the sign posted route to the Gorge and takes extra visitor traffic all year but 
certainly in the summer. Policy P4 allows for development adjacent to development boundary but 
for specific types of tenure. Gaining 1 affordable house out of a development of 6 does not justify 
the highways constraints, 
Hannay Road is part of the one way system that takes loaded quarry lorries out of the village, they 
turn right at this junction where pedestrians cross and there are no pavements on the main road.  
¢Ƙƛǎ ƛǎ ŀ ΨƎǊŜŜƴ ǊƻǳǘŜΩ ƛƴǘƻ ǘƘŜ ǾƛƭƭŀƎŜ ŀƴŘ ƛǎ ŀ ƪŜȅ Ǿƛǎǳŀƭ ŀǎǇŜŎǘ ƻŦ ǘƘŜ ǘƻǳǊƛǎǘ ŜȄǇŜǊience on entering 
the village. 
The development of Hinckley Point C nuclear power station will require materials from Cheddar 
limestone quarries, the lorries access the Axbridge Road at this Hannay Road Junction.  Such HGV 
traffic will be hugely increased. 
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       3. Suitability 

Cheddar Parish Site Ref Address Site Location /OS Ref 

CP04 Axbridge Road 453543  ST 45545W 

Sedgemoor SHLAA Ref Site Size  

H085a appendix 7 
opportunity site outside 
boundary on 2009 SHLAA also 
SHLAA 2015 

0.33 ha  

7.  General Location and Use 
 

Surrounding Land Uses Greenfield.  View with CP05 (H105) CP02 (H050)  CP03 (HO82) 
(H311) & CP09 All agricultural/grazing land 

Current/Previous Land Use Agricultural field,  keeping horses/sheep 

Planning History  None 

8. Availability 

Land owner/Agent Original call for sites & correspondence available in parish office. 

Call for site evidence to 
support this sites 
availability? 

SDC SHLAA 2009 states that agent/owner says land is available for 
development.  

Timescale suggested by call 
for site reply/developer 

2009 SHLAA indicates possible building in 2013/2014. Call for sites 
response says in next 5 years or maybe 10 years. As at Feb 2016 no 
planning permission has been sought. 

Type & size of development 
being considered by 
developer 

9 dwellings   density 26.97 suggested on  both 2009 and 2015 SHLAA 
although SDC appendix suggests 12 possible 

Any further comments Development outside boundary would currently contravene 
planning policyΦ [ŀƴŘ ƻǿƴŜǊ ƻƴ Ŏŀƭƭ ŦƻǊ ǎƛǘŜǎ ǎŀȅǎΩ ²Ŝ ƘŀǾŜ ƘŀŘ 
discussions with 4 major (national) house builders, all of whom 
wished to proceed.......The site is highly visible and we have felt that 
the development that takes place here should be high quality and 
ōƭŜƴŘ ǿŜƭƭ ǿƛǘƘ ǎǳǊǊƻǳƴŘƛƴƎǎΩ 
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Would development of site 
relate well to existing built 
up area? 

Currently open land, and houses in Hannay Road are detached 
dwellings as are those further along Axbridge Road.   A row of large 
terraced Victorian villas is nearby on the south side of Axbridge 
Road. This site is detached from any built up area.  This is  green 
route into the village in so far as there are only a few, non-visible 
houses, on this stretch of road 
 
 

How is site currently 
accessed? Easily from 
highway? 

The site could be accessed directly from Axbridge Road. Axbridge 
road is very narrow with no pavements.  HGV, Coach and bus traffic 
cause hold ups and it is common for cars to have to reverse to allow 
traffic through the pinch points. 

How close is site to local 
services? 

This site is towards the northern edge of the village and is not close 
to the village centre facilities. The site is more than 1.77 km from 
the village centre.  With no pavements parents are likely to want to 
take children to school by car. 

Is site within walking 
distance of bus stop? 

Yes within 400m of a bus stop.  However there are no pavements 
on the Axbridge Road  

3a.  Suitability  -Planning Policy 
 

Is site within Development 
Boundary? 

No 

Is site in AONB? No 
 

Is site in Conservation area? No 
 

Any SSSIs on site? No.  Close to several SSSIs including the Cheddar Complex, Cheddar 
Woods and local wild life site at Holwell.  Bats forage in the green 
corridor out towards the reservoir. Close by is Round Oak, 
designated as a locally important nature conservation site. 

 

 Any other Environmental 
Designations? 

No.  Local plan does have this shown as area of quality agricultural 
land under policy CNE5 and indicates it is in an area of 
archaeological interest. 

 

Visual Impact 
 

Can be seen from AONBΦ  ¢Ƙƛǎ ƛǎ ŀ ΨƎǊŜŜƴ ǊƻǳǘŜΩ ƛƴǘƻ Cheddar, and is 
the route signposted for tourists going to the Gorge and Caves if 
coming from the west. 

Restrictive covenants None known 
 

Any other Policy restrictions?  
NPPF? Local Planning Policy? 

P4 this is not an infill site.  P6 policy on development in the 
countryside. 

 
 

     3b.    Suitability - Physical Constraints 

Topography Lower slope of Mendip hills  
 

Flood Risk No 
 

Water courses, streams, No 
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springs 

Power Lines, pipelines other 
infrastructure 
 

No 

Biodiversity 
 

Hedges, and bat foraging route 

Contamination None known 
 

Mature trees/ TPOs No TPOs 
 

Listed Buildings on or close to 
site 

No 

Archaeology, heritage 
constraints on or near 

On local plan area shown as having archaeological significance  

Any other factors 
 

No 

4. Potential Impacts 

 
Neighbouring Uses 
 
 

Surrounding land is grazing and grassland. Land designated best 
agricultural land under original policy CNE5 

Economic, social and 
environmental factors 

Any development outside boundary would require an element of 
affordable housing. However at a ratio of 40% affordable housing 
on the site to justify the P4 policy being used to develop the site is 
outweighed by the highways impact. 
 
 
 

5. Deliverability ς Affects on: 

 
Highways Axbridge Road is narrow and takes much of the local traffic into 

village.  This is a HGV route away from Batts Combe quarry. In the 
tourist season this sign posted route to the Gorge takes 
considerably more traffic. HGVs and buses have difficulty getting 
passed any other traffic and cars have to back up to keep the traffic 
flowing.  Further housing development would make this an even 
more difficult road for all users.  

Water No 

Sewerage Not known 

Pedestrian/Cycle access There is no pavement or safe cycle route on this section of the 
narrow Axbridge Road. 

6. Steering Group Conclusion 
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Totally inappropriate    
Significant restraints   
Minor constraints 
Unconstrained 
 
Reasons: 
This is outside the development boundary and not adjacent to it.  There is no safe walking or cycling 
route into the village.  This is not a sustainable site with regards to access to the village centre 
facilities, situated as it is well out on the northern edge of the village on a narrow lane.  
5ŜǎƛƎƴŀǘŜŘ ƎƻƻŘ ŀƎǊƛŎǳƭǘǳǊŀƭ ƭŀƴŘ ǿƛǘƘ ǇƻǘŜƴǘƛŀƭ ŦƻǊ ŀǊŎƘŀŜƻƭƻƎƛŎŀƭ ƛƴǘŜǊŜǎǘ ŀƴŘ ƛƴ ǘƘŜ ŎǳǊǊŜƴǘ ΨƎǊŜŜƴ 
ǿŜŘƎŜΩ ǿƘƛŎƘ ŎǊŜŀǘŜǎ ŀ ǊǳǊŀƭ Ǿƛǎǳŀƭ ƛƳǇŀŎǘ ƻƴ ŜƴǘŜǊƛƴƎ ǘƘŜ ǾƛƭƭŀƎŜΦ 
!ȄōǊƛŘƎŜ wƻŀŘ ŦƻǊƳǎ ǇŀǊǘ ƻŦ ǘƘŜ ΨƎǊŜŜƴΩ ŀǇǇǊƻŀŎƘ ǘƻ ǘƘŜ ǾƛƭƭŀƎŜΣ ƘŀǾƛƴƎ ōǳǘ с ƘƻǳǎŜǎ ƻƴ ƛǘ ōŜǘǿŜŜƴ 
the garage and Hannay Road, few of which are visible because of the hedgerows.  Axbridge Road is 
narrow with no pavements, cars have to reverse in some places to allow buses of HGVs to pass and it 
is the sign posted tourist route to the gorge, consequently it can be even more congested and 
difficult at peak holiday times. 
The development of Hinckley Point C nuclear power station will increase HGV traffic enormously 
during the years of building as material will be supplied from Cheddar quarries and transported by 
HGV. 
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Cheddar Parish Site Ref Address Site Location /OS Ref 

CP05 Axbridge Road/Venns Gate on 
group map submitted by Venns 
Gate group this parcel of land is 
numbered 3 but is part H105 & 
CP04 

454542 

Sedgemoor SHLAA Ref Site Size  

SHLAA (2009)  ref H105 
Appendix  opportunity site 
outside boundary  also in 
SHLAA 2015 

1.5 ha total site this parcel is 1 
ha 

9.  General Location and Use 
 

Surrounding Land Uses Greenfield.  View with  CP02 (H050)  CP03 (HO82) (H311) CP04 
(H085a) CP02 (H050) & CP09 
 
SDC 2009 SHLAA states outside boundary & currently therefore not 
considered suitable. As at Feb 2016 no planning application 
received, this site is recorded on the 2015 SHLAA 

Current/Previous Land Use Agriculture, grazing horses and sheep 
On LDF designated best agricultural land under policy CNE5 

Planning History  Been in discussion with 4 major house builders & has been made an 
offer he thinks is too low as a developer builds his land bank. Owner 
believes the deals were not best for him or for Cheddar. 
 
August 2014 put in pre planning application for 2 self build plots on 
the northern edge of the site opening on to Venns Gate Lane. 

10. Availability 

Land owner/Agent Original call for sites and covering letter held in parish office.  Also 
covering letter dated 6th August 2014 regarding pre application for 2 
self build plots.  

Call for site evidence to 
support this sites 
availability? 

SDC 2009 SHLAA states owner/agent says land is available.  There 
are 2 owners indicated on the Venns Gate group submission. 
Original records in parish office. Owner of this parcel has made it 
clear this land is available 

Timescale suggested by call 
for site reply/developer 

25 built in 2014/2015   25 in 2015/2016 14 in 2016/2017 
 
 

Type & size of development 
being considered by 
developer 

64 dwellings  density 42.64 shown on SHLAA 
The owner states he thinks 30 on the call for sites pro forma would 
be developable. 
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       3. Suitability 
 

Would development of site 
relate well to existing built 
up area? 

Not with this suggested density of housing.  There is low density, 
large detached housing in this part of Cheddar.  
 

How is site currently 
accessed? Easily from 
highway? 

Could be accessed directly from Axbridge Road or Venns Gate (very 
narrow lane with one way route for quarry HGVs). Latest pre 
application is for 2 self build plots opening on to Venns Gate Lane.  
Venns Gate is narrow with no pavement.  It is on the one way route 
for quarry lorries.  Junction with Axbridge Road is steep, narrow 
and with poor visibility.  Traffic pulling over to let HGVs and buses 
pass on Axbridge Road pull into Venns Gate junction to let big 
vehicles through 

How close is site to local 
services? 

Not close to village centre shops and services, about 1.8 km away, 
this site is on the northern edge of the village. The lack of 
pavements and the difficulty in building any along the route to the 
village and schools would encourage parents to take children to 
school by car. 

Is site within walking 
distance of bus stop? 

Bus route on Axbridge Road, bus stop within 400ms but no 
pavements to reach it.  However the 2 self build plots at the top of 
the site on Venns Gate are not on bus route or close to bus stop. 

3a.  Suitability  -Planning Policy 
 

Is site within Development 
Boundary? 

No 

Is site in AONB? No but very close to the AONB boundary on Venns Gate 
 

Is site in Conservation area?  
No 

Any SSSIs on site? This site is very close to two SSSIs the Cheddar Complex and 
Cheddar Woods.  Over the Axbridge Road is a local wildlife site at 
Holwell/Roundoak Farm where land has been designated as being a 
locally important wildlife site. 

 

 Any other Environmental 
Designations? 

No 
 

Visual Impact 
 

Can be seen from AONB.  Very visible site on hillside 

Restrictive covenants None known 
 

Any other Policy restrictions?  
NPPF? Local Planning Policy? 

P4, this is open countryside.  P6 and NPPF 28 also relating to 
development in the countryside. 

Any further comments The owner says this is a highly visible site and any development 
should be good quality, blend in & be good for Cheddar. He wants 
hedgerows retained.  Baker Associates were of the opinion this site 
and neighbouring ones should all be developed at the same time 
and at maximum density, he does not agree with this. 
 
Owner would encourage self build as this is how his house came to 
be there & self builders build better homes, better design, better 
insulated etc. 
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     3b.    Suitability - Physical Constraints 
 

Topography Land slopes upwards in a north easterly direction as part of lower 
Mendip slope 

 

Flood Risk No 
 

Water courses, streams, 
springs 

No 

Power Lines, pipelines other 
infrastructure 
 

No 

Biodiversity 
 

Hedges & trees no TPOs 

Contamination None known 
 

Mature trees/ TPOs No TPOs 
 

Listed Buildings on or close to 
site 

No 

Archaeology, heritage 
constraints on or near 

Original local plan map has this area shown as having high 
archaeological significance 

Any other factors 
 

Original local plan has this area shown as being best agricultural  
land 

4. Potential Impacts 

 
Neighbouring Uses 
 
 

This is open countryside, used for grazing and grassland.  There are 
few houses along Axbridge Road, just two towards the end of the 
road.  

Economic, social and 
environmental factors 

If this were developed there would need to be an affordable 
housing element, such development would have to be shown to 
outweigh the highways issues. 
 
 
 

5. Deliverability ς Affects on: 

 
Highways Axbridge Road is a narrow road with HGV traffic and local traffic 

into the village.  It is also the tourist sign posted route to the Gorge 
and has significant extra traffic in the tourist season. The road is 
narrow and without pavements, which is not easy to alter.  HGV 
and bus traffic often requires cars to reverse as the road is too 
narrow in parts for a large vehicle and a car to pass.   
Venns Gate is single track for much of its length, with no pavement 
and because of its narrowness it has one way HGV quarry traffic on 
it.  The Venns Gate/Axbridge Road junction is on a steep slope with 
poor visibility, traffic trying to emerge from Venns Gate is often met 
by Axbridge Road traffic pulled into the junction to let a bus/lorry 
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pass. 

Water Available near by 

Sewerage Available near by 

Pedestrian/Cycle access There is no pavement or safe cycle route into the village along the 
B3151 Axbridge Road. 

6. Steering Group Conclusion 

 
 
Totally inappropriate    
Significant restraints 
Minor constraints 
Unconstrained 
 
Reasons: 
Significant restraints 
This site is outside the village boundary and is towards the northern edge of the village with no safe 
cycle or walking route to village facilities. 
Road access from Venns Gate is very bad and Axbridge Road is not much better, especially as it is the 
sign posted route for all tourist traffic.  Venns Gate is single track & without pavements.  It is the 
designated route for HGV quarry traffic. 
Axbridge Road has but a few houses with direct access on to it from the roundabout to Hannay 
Road, and because of the hedgerows and how far back they are most are invisible.  This section of 
ǊƻŀŘ ŎǊŜŀǘŜǎ ŀ ΨƎǊŜŜƴΩ ŀŎŎŜǎǎ ǘƻ ǘƘŜ ǾƛƭƭŀƎŜΣ ƛƳǇƻǊǘŀƴǘ ǘƻ ƳŀǊƪ ǘƘŜ ŎƻƳƳǳƴƛǘȅ ŀǎ ŀ ǊǳǊŀƭ ƻƴŜ ŀƴŘ 
create the visual image of a less densely built up place. 
 The land is marked on the original LDF map as being best agricultural land under policy CNE5 and an 
area of potentially important high archaeological interest. 
The development of Hinckley Point C nuclear power station will increase HGV traffic enormously 
during the long build phase as material will be coming from Cheddar quarries and this is the narrow, 
ǊŜǎǘǊƛŎǘŜŘ ǊƻǳǘŜ ǘƘŜȅΩƭƭ ōŜ ǳǎƛƴƎΦ 
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