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INTRODUCTION

1.1

Background

1.1.1

AECOM has been commissioned to undertake an independent site appraisal for the Rode
Neighbourhood Plan on behalf of Rode Parish Council. The approach to the work was agreed
with the Neighbourhood Group and RTPI PAE September 2014 and set out in the Letter of
nd
Instruction dated 22 August 2014.

1.1.2

Rode Parish Council has made good progress in undertaking the initial stages of preparation
for the Neighbourhood Plan and is now looking to ensure that key aspects of its proposals will
be robust and defensible. In this context, the Neighbourhood Group have asked AECOM to
undertake an independent and objective assessment of the sites that are available for
inclusion in the Neighbourhood Plan. The 35 homes needed to meet the housing needs of
Rode Parish in the plan period to 2028, as proposed by the Pre-Submission Draft Mendip
1
District Council Local Plan Part 1: Strategy and Policies (November 2012) have been met
with extra provision in site RODE001, where outline planning permission has been granted for
44 homes and preparatory works commenced. However the Neighbourhood Plan group
wished to explore if further allocations could be made with particular community benefits.

1.1.3

The purpose of the site appraisal is therefore to produce a clear assessment of the suitability
of each of the sites for potential housing development, and explore any potential community
benefits from development. In this context it is anticipated that the site selection process will
be robust enough to meet the Basic Conditions considered by the Independent Examiner, as
well as any potential legal challenges by developers and other interested parties.

1.2

Sites considered through the site appraisal

1.2.1

In October 2013, a housing needs assessment for Rode Parish was undertaken. The aim of
the survey was to determine the existing and future housing needs of residents, particularly
those on low or modest incomes. The survey indicated that a mix of affordable starter homes
and provision of elderly and care homes would be required for the parish.

1.2.2

The Steering Group are keen to take a proactive approach to development in the parish to
secure additional community infrastructure and support the vitality of Rode Parish. This
reflects the outcomes of consultation initiated during early stages of development of the
Neighbourhood Plan, including through the Parish Survey undertaken in October 2012.

1.2.3

New dwellings due to be delivered as the result of several sites being granted planning
permission meet the required housing allocation in the emerging Local Plan. However these
allocations do not provide the assessed need for housing for the elderly, and have no other
community benefits for existing residents apart from provision of some affordable housing.

1.2.4

To help deliver these further aspirations, the Steering Group commissioned this study to
consider eleven potential sites in and around the village which have been offered as
appropriate for development. These were chosen on the basis of sites previously considered
through the SHLAA and an additional site considered through the HELAA, Land adjacent to
The Mead.

1.2.5

The eleven sites are presented in Table 1.1, with their location presented in Figure 1.1.

1
Mendip District Council (2012) Pre-Submission Draft Mendip District Council Local Plan Part 1: Strategy and Policies [online] Available
at: http://www.mendip.gov.uk/CHttpHandler.ashx?id=987&p=0
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Table 1.1: Sites considered through the site appraisal
Site name

Location

Source

Size (ha)

Indicative
capacity
2
(dwellings)

RODE001

Land at Church
Farm, Frome
Road

SHLAA

1.1

44

RODE002

Land at Church
Lane

SHLAA

0.43

12

RODE003

Land at Rode

SHLAA

5.55

124

RODE006

14 Lower Street

SHLAA

0.20

8

RODE007

3 Frome Road

SHLAA

0.07

3

RODE008

Former Red Lion
Pub, High Street

SHLAA

0.41

5

RODE013

Land adjacent to
Church Lane

SHLAA

0.84

23

RODE014

41a Church Lane

SHLAA

0.36

12

RODE015

Land at Rode,
Part of Seymours
Court Farm

SHLAA

1.54

45

RODE016

Church Row
Farm, Church
Road

SHLAA

0.28

3

RODE017

Land adjacent to
The Mead

Landowner interest

1*

30

2

A determination of the indicative capacity for each site has utilised the methodology presented in the guidance document DETR (July
1999) Tapping the Potential: Assessing Urban Housing Capacity; Towards Better Practice. This methodology varies the net density for
each site depending on the site’s size.
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METHODOLOGY FOR THE SITE APPRAISAL

2.1

Introduction

2.1.1

Site selection and allocations is one of the most contentious aspects of planning, raising
strong feelings amongst local people, landowners, builders and businesses. It is important that
any selection process carried out is transparent, fair, robust and defensible and that the same
criteria and thought process is applied to each potential site. Equally important is the way in
which the work is recorded and communicated to interested parties so the approach is
transparent and defensible.

2.1.2

Our approach to the site appraisal is based primarily on the Government’s National Planning
Practice Guidance (Assessment of Land Availability) 2014, which contains guidance on the
assessment of land availability and the production of a Strategic Housing Land Availability
Assessment (SHLAA) as part of a local authority’s evidence base for a Local Plan.

2.1.3

Although a Neighbourhood Plan is at a smaller scale than a Local Plan, the criteria for
assessing the suitability of sites for housing is still appropriate. This includes an assessment of
whether a site is suitable, available and achievable.

2.1.4

In this context, our methodology for carrying out the site appraisal is presented below.

2.2

Task 1: Development of site appraisal pro-forma

2.2.1

Prior to carrying out the appraisal, site appraisal pro-forma were developed. The purpose of
the pro-forma is to enable a consistent evaluation of each site through the consideration of an
established set of parameters against which each site can be then appraised.

2.2.2

The pro-forma utilised for the assessment enables a range of information to be recorded,
including the following:
•

Background details on the site;

•

Existing land uses;

•

Surrounding land uses;

•

Site characteristics;

•

Site planning history;

•

Suitability;

•

Accessibility;

•

Environmental considerations;

•

Community facilities and services;

•

Heritage considerations;

•

Flood risk; and

•

Existing infrastructure.

2.2.3

The proposed site appraisal pro-forma was approved by Mendip District Council and the
neighbourhood plan steering group on 26th September 2014.

2.3

Task 2: Initial desk study

2.3.1

The next task was to conduct an initial desk study for each of the sites. In addition to gaining
preliminary information relating to each site, the purpose of this stage was to highlight areas
which should be examined in more detail during the subsequent site visit.
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2.4

Task 3: Site visit

2.4.1

After the completion of the initial desk study, a site visit to the Neighbourhood Area was
undertaken by a member of the AECOM Neighbourhood Planning team. The purpose of the
site visit was to evaluate the sites ‘on the ground’ to support the site appraisal. It was also an
opportunity to meet members of the Steering Group and gain an opportunity to better
understand the context and nature of the parish.

2.5

Task 4: Consolidation of results

2.5.1

Following the site visit further desk-based work was carried out. This was to validate and
augment the findings of the site visit and to enable the results of the site appraisal to be
consolidated.

2.5.2

The following chapter presents a summary of the findings of the site appraisal.

2.5.3

The completed pro-forma for each site are subsequently provided in Appendix 1.
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SUMMARY OF SITE APPRAISALS

3.1.1

The following sections provide a summary of the findings linked the evaluation of the nine sites
considered through the site appraisal. These summaries should be read alongside the
completed pro-forma presented in Appendix 1.

3.2

Positive elements common to all sites

3.2.1

The following elements are common to all of the sites considered:
•

None of the sites are within an Area of Outstanding Natural Beauty (AONB).

•

None of the site are within, adjacent to, or in close proximity to European, nationally or
locally designated biodiversity sites.

•

None of the sites have areas of Ancient Woodland present within site boundaries.

•

None of the sites are within or in close proximity to a scheduled monument or
registered battlefield.

•

All of the sites lie within a Flood Zone 1, which denotes a low probability (i.e. less than
1 in 1,000 annual probability) of river flooding.

•

There are no Tree Preservation Orders present on any of the sites.

•

None of the sites are deemed to be contaminated.

•

All of the sites are within 800m of the local primary school.

•

All of the sites are within 800m of the recreation ground.

•

All of the sites are thought to have utility services available to them.

3.3

Constraints common to all sites

3.3.1

The following elements are common to all of the sites considered:
•

There is no significant retail centre within Rode, and the nearest service centres are
located over 4km away. Trowbridge is approximately 4.5km to the north east, with
Frome approximately 4km to the south west. The Post Office on High Street is
considered to be the village centre.

•

Further consideration would need to be conducted to measure the ecological value of
each of the sites.

•

All the sites are currently outside of the defined Settlement Boundary.

•

The road infrastructure is narrow in much of the village, single-track or single lane in
places, which slows traffic including along Church Lane.

•

The main access routes to Rode are Rode Hill and the A361, Frome Road.

3.4

RODE 008 – Former Red Lion Pub, High Street

3.4.1

This site has been developed for 5 residential units since its inclusion in the 2013 SHLAA and
so shall be discounted from detailed appraisal in this report.

3.4.2

Sections 3.5 to 3.14 below discuss the suitability of each remaining site.
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3.5

RODE001 – Land at Church Farm, Frome Road

3.5.1

The site is located adjacent to the A361 Frome Road, which provides vehicular access to the
site via a private track to the south west. It comprises a series of industrial and storage
buildings and hard standing surface and is currently used by a range of small industries. Due
to recent planning permission being granted for 44 dwellings, the site is now considered part
of the housing allocation.
Site Development Potential

3.5.2

The site comprises a relatively large area of 1.1 ha brownfield land, which could hold a
capacity of 44 homes, surpassing the target set by the Neighbourhood Group. The site was
granted planning permission in February 2014 for the demolition of the existing buildings on
site and redevelopment for 44 residential units with public open space and improved access.
This application involved relocating the existing use to a new farmyard at land off Parkgate
Lane.

3.5.3

The site is easily accessible being adjacent to the A361 Frome Road and there is a bus stop
located further east on this road, next to the Bell Inn, approximately 80m away. The recent
planning permission (2011/3124) has unfortunately missed the potential to provide additional
footways or a formalised crossing for pedestrian use which would support accessibility to St
Lawrence’s Church. There is a footpath link proposed through the site to Church Lane.
Key Constraints

3.5.4

The A361 Frome Road runs alongside the southern boundary of the site, and anecdotal
evidence from the Steering Group has suggested heavy congestion and traffic incidents
occurring on this road. Congestion was apparent when appraising the site during the site visit,
however no quantitative data suggests the prevalence of car accidents along this particular
stretch of road. Further research would need to be conducted to fully assess this potential
issue.

3.5.5

There would need to be significant pre-commencement works before the site could be
developed for residential purposes, mostly in the demolition of existing buildings on site. The
site is partly designated as within an area of high archaeological potential, and so may host
archaeological remains of local or national value. This would need to be assessed by a field
evaluation submitted as required by the planning permission.
Recommendations

3.5.6

The site is appropriate for allocating through the Neighbourhood Plan in principle, as it is of a
large enough size to accommodate a significant number of new houses, whilst being
compatible with surrounding uses and has the benefit of planning permission. Furthermore the
site is brownfield and easily accessible from the local transport network and nearby bus
service.

3.5.7

The site may be developed before the Neighbourhood Plan is finally made, although
significant preparatory works are needed, including the re-location of the existing agricultural
industrial use on the site.

3.6

RODE 002 – Land at Church Lane

3.6.1

The site is located immediately north of Church Lane and currently comprises an open field
with no evidence of recent use.
Site Development Potential
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3.6.2

The site is located between homes to west and east and so would be compatible on the basis
of complimentary surrounding land uses. The site is adjoined to the north by a significant area
of open space that is commonly used by local residents for walking. The site is broadly square
in shape and 0.43ha in size so has a capacity of up to 12 dwellings, taking into consideration
the potential access constraints for the site.
Key Constraints

3.6.3

In terms of accessibility, due to the relative elevation of the site being significantly higher than
the proposed access point on Church Lane, the site could require complex access design,
although a solution has been provided previously in the context of the Church Farm planning
application. Church Lane is also a single track lane currently used for vehicles travelling in
both directions. As such future access to the site would need to be appropriately designed to
address this constraint. The site is a greenfield site.

3.6.4

The site lies within an area deemed to be Grade 3 Agricultural Land (good to moderate quality
farmland); it is uncertain however as to whether this comprises land classified as the Best and
Most Versatile Land (i.e. land deemed to be Grade 3a agricultural land rather than Grade 3b).
Recommendations

3.6.5

The site would be appropriate for residential development at a future date. Access provision
and level differences may add costs to potential development proposals however.

3.7

RODE003 – Land at Rode

3.7.1

The site comprises two large fields to the east of the centre of Rode. The field to the West is
currently used predominately by residents for recreational and leisure purposes, referred to
locally as Brown’s Ground. Agriculture has been its historic use; however there is little
evidence that Brown’s Ground has been used for these purposes in recent times. The field to
the east, known locally as Barbara’s Field, is in agricultural use.
Site Development Potential

3.7.2

The site is surrounded by residential uses to the east, south and north. In this context future
housing at this site would integrate with the surrounding land uses. The site is 5.55ha and so
is by far the largest site being considered by the Neighbourhood Forum for allocation in the
Plan. Due to the scale of the site, it could be brought forward for partial development, for up to
124 units, with the designation of some of it as open space for community use. There is
potential to accommodate an elderly care home and/or assisted living space on the site.
Key Constraints

3.7.3

Besides the informal use as open space, he area contributes to the rural setting of the village
and some of the best views from the village can currently be enjoyed from it. This would be
lost should it be completely developed for residential use. The site lies within an area deemed
to be Grade 3 Agricultural Land (good to moderate quality farmland); it is uncertain however
as to whether this comprises land classified as the Best and Most Versatile Land (i.e. land
deemed to be Grade 3a agricultural land rather than Grade 3b). Residential development
would significantly reduce the amount of open space available for Rode residents to use with
the loss of the amenity value of the land, and the opportunities it presents as space for
residents for walking and recreation. Rode has been assessed as deficient in open space
3
provision the Mendip District Council Open Space Study .

3.7.4

Recommendations

3

Mendip District Council (2012) Open Space Study [online] Available at:
http://www.mendip.gov.uk/CHttpHandler.ashx%3Fid%3D1021%26p%3D0&rct=j&frm=1&q=&esrc=s&sa=U&ei=QhBuVNuxC9HpaOm4g
PgO&ved=0CBQQFjAA&usg=AFQjCNEvKRiw96bIhH8i8mqB0_H_A7Mp2g (accessed on 20/11/2014).
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3.7.5

3.7.4 The site’s large size provides much more than required capacity for meeting the parish’s
aspirations for meeting the local requirements for housing for the elderly, even whilst also
providing land for community use. It is currently surrounded by residential uses and has good
access. The site is also relatively unconstrained by biodiversity and heritage considerations,
although its proximity to the conservation area would require sensitive design and siting of any
future residential scheme. It is suggested that this site, or parts of it, could be considered as a
long term growth option for Rode.

3.8

RODE006 – 14 Lower Street

3.8.1

The site is located at number 14 Lower Street, and comprises the rear and side plot of land of
this property The site is broadly square in nature, with the existing property being located in
the western portion of the site.

3.8.2

Site Development Potential

3.8.3

The site is within the centre of Rode and it is understood that the landowner is keen for the site
to be developed, having submitted several planning applications for residential development.
The site could offer space for up to 8 dwellings. This is a fairly modest capacity but could be
developed to meet the local housing for the elderly needs, although bungalow construction at
this location may well conflict with the conservation area and village design guidance.

3.8.4

Key Constraints

3.8.5

The site rises steeply in topography from west to east, and so this may complicate
comprehensive development of the site for residential uses, particularly on the grounds of
vehicular parking and access. Neighbouring visual amenity could also be detrimentally
impacted on, particularly for neighbours opposite the site on Lower Street.

3.8.6

The site is partially located within an area of high archaeological potential, and so may host
archaeological remains of local or national value. This would need to be assessed by a field
evaluation submitted as part a planning application.

3.8.7

The site is also located within the Rode Conservation Area. As such new development will
need to preserve or enhance the area’s character and appearance. As highlighted by the
Conservation Area Appraisal, Lower Street is typified by its ‘building details influenced by the
‘Cotswold’ vernacular style and others related to ‘polite’ architecture from Bath’, with ‘the linear
cluster of development along Lower Street being marked by its dense cluster of buildings
4
where it meets the High Street’. There will be a requirement for new development at this
location to reflect these key features.
Recommendations

3.8.8

New development at this location should seek to protect and enhance existing features of
historic environment interest, and be sensitive to the setting and integrity of the conservation
area. In this context sensitive design and landscaping will help minimise potential effects on
the historic setting and overcome issues linked to the topography of the site. The site is easily
accessible from the local transport network and nearby bus service.

3.9

RODE007 – 3 Frome Road

3.9.1

The site is located adjacent to the A361 Frome Road, which provides direct vehicular access
to the site. It comprises the existing residential property in the south-eastern portion of the plot
as well as the rear and side garden. It is bordered to the south by St Lawrence’s Church, and
surrounded on all other borders by site RODE 001.
Site Development Potential

4

Mendip District Council (2009) Rode Conservation Area Appraisal Draft April 2009 [online] Availabe at:
http://www.mendip.gov.uk/CHttpHandler.ashx?id=3085&p=0 (accessed 11/11/2014)
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3.9.2

The site is adjoined by residential properties to the east and existing access is available via
the A361 Frome Road. This is likely to remain the main access point should residential
development come forward. There is a bus stop within 200m of the site, although there is no
formalised pedestrian pathway to provide access to the bus stop. The site is modest in size at
0.07ha and could accommodate up to 3 homes.
Key Constraints

3.9.3

The A361 Frome Road runs alongside the southern boundary of the site, and anecdotal
evidence from the Steering Group has suggested heavy congestion and traffic incidents
occurring on this road. Congestion was apparent when appraising the site during the site visit,
however no quantitative data suggests the prevalence of car accidents along this particular
stretch of road. Further research would need to be conducted to fully assess this potential
issue.

3.9.4

The site is designated as within an area of high archaeological potential, and so may host
archaeological remains of local or national value. This would need to be assessed by a field
evaluation submitted as part a planning application.

3.9.5

The site is adjoined by RODE001, comprising light-industrial and warehousing units, and
these ‘bad neighbour’ uses may preclude residential development on site. A planning
application was refused in November 2008 for the erection of three dwellings on these
grounds. Should this site come forward for residential development once the industrial use at
RODE001 has been relocated as part of the recent planning permission, this consideration
would not remain valid.
Recommendations

3.9.6

The site is unlikely to be an appropriate location for future housing due to the incompatibility of
the adjoining land uses, as well as the site’s relatively ‘remote’ context within the village. This
could change in the future, as the adjoining site was awarded planning permission for 44
residential units; the permission involved demolishing all light-industrial and warehousing units
on site.

3.10

RODE013 – Land adjacent to Church Lane

3.10.1

The site is located between residential properties on Church Lane to the west and residential
properties on Clay Lane to the east. It is roughly 0.84 ha in size and is land under the holding
of the property owner immediately east of the site’s boundary.
Site Development Potential

3.10.2

The site is surrounded by residential uses to the west and east, making residential
development compatible in principle with the surrounding area although it is currently outside
the settlement boundary. There is an existing gated access to the north of the site on Clay
Lane, which would likely serve as the vehicular access point.

3.10.3

The site is adjacent to the A361 Frome Road, and so is well positioned in the context of
access to the local road network and there is a bus stop 50m to the west of the site. The site is
very flat and well screened on its northern and southern boundaries. No listed buildings are
within or adjacent to the site

3.10.4

The site is relatively large, covering 0.84 hectares, and as such could potentially deliver 23
homes. There may be potential for the site to be developed in tandem with RODE014
immediately to the north of the site. This increases the potential for the provision of community
facilities and amenities and/or public open space.
Key Constraints
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3.10.5

The site lies within an area of open space between properties on Church Lane to the west and
Clay Lane / Churchfields to the east and as a result views into the site are apparent from the
rear of these homes.
Recommendations

3.10.6

The site would be an appropriate location for an allocation by nature of the adjoining
residential land uses and the site’s good access. The site is also relatively unconstrained by
biodiversity and heritage considerations.

3.10.7

If taken forward with the neighbouring site RODE014 the combined size of the two sites would
provide significant capacity for potentially providing an opportunity for the retention of some
open space. However this would not be a facility currently used and valued, and would have
less intrinsic value as open space that ‘Browns Ground’ in Rode003. Landscaping and
screening measures would be needed to mitigate visual amenity concerns, particularly from
views into the site from the east and west.

3.11

RODE014 – 41a Church Lane

3.11.1

The site is located off Church Lane and is currently a grass garden space for the adjacent
house. It measures approximately 0.36ha.
Site Development Potential

3.11.2

The site is surrounded by residential uses to the west and the east, and so residential
development at this location would sit well within the vicinity of the site. There is an existing
gated access to the south west of the site on Church Lane, currently used by the residents of
41a Church Lane. It is understood that the landowner has an agreement in principle to
purchase land immediately adjacent to the site for a revised, separate access for the new
development.

3.11.3

The site is in proximity to the A361 Frome Road, and so is well positioned in the context of the
local road network and there is a bus stop 50m to the south of the site. The site is very flat and
well screened on its northern boundary along Clay Lane. No listed buildings are within or
adjacent to the site.

3.11.4

The site could potentially deliver 12 homes. There may be potential for the site to be
developed in tandem with RODE013 immediately to the south of the site. This could include
community facilities and amenities and/or public open space.
Key Constraints

3.11.5

The site lies within an area of central open space between properties on Church Lane and
Clay Lane and as a result long, wide views into the site are apparent from the rear of these
homes.
Recommendations

3.11.6

The site would be an appropriate location for an allocation by nature of the adjoining
residential land uses, as well as the site’s good access. The site is also relatively
unconstrained by biodiversity and heritage considerations.

3.11.7

If combined with the neighbouring site RODE013 a site of a size able to provide an opportunity
for some open space could be delivered. However this would not be a facility currently used
and valued, and would have less intrinsic value as open space that ‘Browns Ground’ in
RODE003. Landscaping and screening measures would be needed to mitigate visual amenity
concerns, particularly from views into the site from the west and east.
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3.12

RODE015 – Land at Rode, Part of Seymours Court Farm

3.12.1

The site is located immediately south of the A361 Frome Road and is currently a field used for
agricultural purposes.
Site Development Potential

3.12.2

The site is approximately 1.54ha and so could provide up to 45 residential dwellings on site if
brought forward for development. It bordered to the east by Seymours Court Farm and to the
north by the side and rear of residential properties along the Churchfields cul-de-sac, located
northwards of the A361 Frome Road.

3.12.3

New development could provide pedestrian pavement along the A361 Frome Road and a
formalised crossing for pedestrian use. This could have the potential to improve walkability
within this part of Rode. There are no listed buildings within the proximity of the site.
Key Constraints

3.12.4

The site’s location on the southern side of the A361 Frome Road isolates it from the village.
Development on this side of the busy inter urban link road would impose hazards for residents
and road users. In its current context there is no suitable access provision for the site.
Recommendations

3.12.5

The site is not an appropriate location for a strategic housing allocation by nature of its
location south of the A361 Frome Road and its greenfield nature. Development at the location
would be incompatible in relation to the existing built footprint of the village.

3.13

RODE016 – Church Row Farm, Frome Road

3.13.1

The site is located adjacent to the A361 Frome Road, which provides vehicular access to the
site. It comprises a series of barns, farm outhouses and hard standing surface.
Site Development Potential

3.13.2

The site comprises an area of 0.28ha of mixed brownfield and greenfield land, which could
accommodate up to 3 homes. The site is currently subject to a planning application for the
erection of a dwelling and ancillary annexe to replace recently demolished listed barns with a
previous planning permission for conversion.

3.13.3

The site is easily accessible by car being adjacent to the A361 Frome Road and there is a bus
stop located further east on this road, next to the Bell Inn, approximately 50m away. New
development could provide additional pavement or a formalised crossing for pedestrian use.
This could have the potential to support accessibility to St Lawrence’s Church.
Key Constraints

3.13.4

The A361 Frome Road runs adjacent to the north west boundary of the site, and anecdotal
evidence from the Steering Group has suggested heavy congestion and traffic incidents
occurring on this road. Congestion was apparent when appraising the site during the site visit,
however no quantitative data suggests the prevalence of car accidents along this particular
stretch of road. Further research would need to be conducted to fully assess this potential
issue.

3.13.5

There would need to be additional pre-commencement works before the site could be
developed for residential purposes, to continue the demolition of existing buildings on site. The
site is partly designated as within an area of high archaeological potential, and so may host
archaeological remains of local or national value. This would need to be assessed by a field
evaluation submitted as part a planning application.
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Recommendations
3.13.6

Overall, the site would be appropriate for allocating through the Neighbourhood Plan in
principle, because of its relatively modest size and the likely re-use of previously developed
land. However, the site’s current planning situation with possible enforcement action pending
makes any allocation currently sensitive.

3.14

RODE017 – Land adjacent to The Mead

3.14.1

The site is located adjacently east of The Mead, although vehicular access to the site is
proposed to be taken from Straight Lane. It comprises a broadly square plot, forming part of a
larger, established field which continues west of the appraisal site.
Site Development Potential

3.14.2

The site comprises an area of approximately 1ha of greenfield land immediately to the west of
the main built up area of Rode, which could hold a capacity of up to 30 homes. The site would
be accessed via Straight Lane, which adjoins the site to the south.

3.14.3

The site is well serviced by its close proximity to Rode Methodist VC First School 80m to the
east of the site, and amenities on the High Street 150m to the east of the site. The site is
330m from the bus stop in the centre of the village.

3.14.4

The site could provide some community benefit with a small area of parking that would take
some pressure off High Street and the school.
Key Constraints

3.14.5

The site is highly visible from Straight Lane and The Mead and in its current context as open
farmland it is considered as contributing the rural character and setting of the village. As such
residential development may be deemed unsuitable on this basis. The village is currently
‘framed’ by the properties on The Mead, which forms a definitive western edge of the
settlement.
Recommendations

3.14.6

Overall, the site is unlikely to be appropriate for allocating through the Neighbourhood Plan in
principle, due to its location, its classification as greenfield land and its intrinsic value in
contributing to the rural character of Rode. However it is suggested that this site could be
considered as a long term growth option for Rode.

4

INITIAL SITE SELECTION PROCESS

4.1

Sites to be taken forward for consideration

4.1.1

This site appraisal has assessed the eleven sites put forward for consideration for inclusion in
the Rode Neighbourhood Plan, excluding site RODE008 which has already been brought
forward for development. These have been evaluated utilising the consistent criteria presented
in the pro-forma developed by AECOM and subsequently approved by both Mendip District
Council and the Neighbourhood Planning Group.

4.1.2

Following the completion of the site appraisal, it was considered that besides the allocation of
RODE001 as already having the benefit of planning permission, five sites were most
appropriate for further consideration by the Neighbourhood Planning Group for limited
residential development for the needs of local elderly people, that could also provide other
community benefit as well.

4.1.3

The five sites were initially as follows (please note these are not presented in order of
preference):
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•

RODE002 – Land at Church Lane;

•

RODE003 – Land at Rode;

•

RODE006 – 14 Lower Street;

•

RODE013 – Land adjacent to Church Lane; and

•

RODE014 – 41a Church Lane.

4.1.4

Initial discussion between the Neighbourhood Planning Group and landowners led to a slight
modification of these sites so that RODE002 and RODE003 were combined. It was also
decided to include another site, RODE017 for consideration, due to this site’s proximity to
village facilities for housing for the elderly, and the lesser impact of single storey development
mitigates identified concerns about the visual impact of development on the site.

4.1.5

A consultation exercise was then undertaken in the village as to the suitability and desirability
of development on four of the sites. RODE006 was excluded as it already has planning
permission, and is less suited to the required housing for the elderly. RODE002 and
RODE003 were amalgamated, as preferred by the landowner. Most of the landowners
provided indicative proposals for the consultation. At RODE017 another option was also
presented as a possible phase one: further development within the grounds of the existing
Merfield House as well as site RODE017.

4.2

Results of Consultation Exercise – report from Neighbourhood Plan Group

4.2.1

The Consultation Exercise consisted of a questionnaire setting out the 4 sites and
development proposals, and a drop-in event at the Memorial Hall on a Sunday, where the
schemes were displayed on boards and landowners and agents were available to answer
questions. 382 questionnaire forms were returned, a very good response rate considering that
the population of Rode is just over 1,000.

4.2.2

The results from the consultation were firstly that none of the sites were considered
appropriate. RODE002 and RODE003 combined were rejected by 80% of those responding,
and the other sites saw a majority of people rejecting the proposal, ranging from 61-66%. The
higher level of rejection of RODE002 and ROPD003 is likely to relate to the scale of the
proposals, which included a 60 bed nursing home. Given the recent planning permission for
44 new homes at RODE001, and the amount of recent development in the village, it is not
entirely surprising to the Neighbourhood Planning Group that there is little support in the
community for significant further residential sites.

4.2.3

However there was significant minority support indicated for providing for development with
community benefit (43%). Additionally, although the two proposals for RODE017 did not see
any more support jointly, there were several unprompted comments that further development
at the existing Merfield House (phase 1) would be supported. The landowner has agreed to
withdraw from consideration phase 2, and in fact saw the two options as alternatives rather
than phases. Potential community benefits have been negotiated of needed housing for the
elderly and a local priority scheme for future residents, the local need being evidenced in the
Housing Needs Survey of 2014.

4.2.4

A site selection matrix with agreed criteria has been used by the Neighbourhood Planning
Group to assess the sites that were the subject of consultation, and the results of this are
shown in Table 1 below. The comparison of Merfield House with the other sites is a little
misleading, in that the consultation exercise did not directly gather opinion on this option only.
However, the results of the matrix show that the development of Merfield House is at least
comparable to the other sites in terms of objective site criteria.
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4.2.5

It is accepted that there will be significant conservation concerns with the Merfield House site.
While the site is not within the conservation area, Merfield House is a grade II* listed building.
It is however felt by the Neighbourhood Planning Group that the right scheme will be able to
undertake development to enable the new use of the site while preserving the historic and
architectural interest of the building and curtilage.

4.2.6

The reduced scheme at Merfield house is therefore felt by the Neighbourhood Planning Group
to be of a scale and visual unobtrusiveness that, together with the community benefits it
provides, means it will be supported locally. It is therefore proposed by the Neighbourhood
Group to include the scheme in the draft pre-submission plan for the Reg 14 consultation.
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Table 1: Site Selection Matrix for consultation sites
RODE002 and
RODE003

RODE013 – Land
adj Church Lane

Merfield House

RODE014 – 41a
Church Lane

Brownfield/Greenfield

0

0

5

0

Existing use or vacant?

5

5

5

5

5

2.5

0

Access to nearest bus stop

5

5

5

5

5

2.5

0

Effect on RoW?

5

5

5

5

5

5

0

Footway access to village centre?

5

5

5

5

5

2.5

0

Highway access to site

3

2.5

5

0

5

2.5

0

In Conservation Area? Impact on CA and listed
buildings (LB)?

10

10

5

10

10

5

0

Existing Hedgrows & Trees?

0

2.5

0

2.5

5

2.5

0

Impact on Village streetscape and landscape
quality

0

10

10

10

10

5

0

Effect on Views in and views out of site

0

5

5

5

5

2.5

0

Impact on community facility, potential to provide
community benefit?

15

7.5

7.5

7.5

15

7.5

0

Local support for proposal

0

7.5

7.5

7.5

15

7.5

0

Suitability for housing for the elderly?

5

5

10

5

10

5

0

Total score

53

70

75

67.5

Site Capacity

5.93Ha

0.84 Ha

0.5 Ha

0.36 Ha

Short-listed sites (modified) :-
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Table 2: Criteria used for Table 1 Matrix
Criteria
Brownfield/Greenfield

Good

Fair

Brownfield

Poor

Weighting (max
100)

Greenfield

5

0

Vacant or residential a positive
new use

existing use will not need
relocating

existing use needs relocating

5

2.5

0

<400m

>400<800m

>800m

5

2.5

0

No RoW affected

Row affected but could be
respected in development

RoW would need diverting

5

5

0

Footway access to village centre (post
office)?

Good footway access

Incomplete footway access but
not on major road

Incomplete footway access and
on major road

5

2.5

0

Highway access to site

Direct onto acceptable
residential road

Works needed to make access
work no legal problems

Access difficult for physical
reasons or ownership

5

2.5

0

Not in CA or on the boundary

In/adj to CA or LB affected

In CA and LB adjacent

10

5

0

None

Yes, but on boundary of site

Yes, and significant presence
within site

5

2.5

0

Impact on Village streetscape and
landscape quality

No adverse impact and/or
improvements possible

Little adverse impact

Significant adverse impact

10

5

0

Effect on Views in and views out?

Not highly visible, existing views
out could be preserved

Moderately visable from other
parts of the village

Significant adverse visual impact
within and outside Rode

5

2.5

0

Significant community benefit
potential

Some community benefit
potential

No community benefit potential

15

7.5

0

Over 60% in May survey

Over 30% in May survey

Less than 30% in May survey

15

7.5

0

Both attributes met

One attribute met

No attributes met

10

5

0

Existing use or vacant?
Access to nearest bus stop
Effect on RoW?

In Conservation Area? Impact on CA
and listed buildings (LB)?
Existing Hedgrows & Trees?

Impact on community facility, potential
to provide community benefit?
Local support for proposal
Suitability for housing for the elderly? *

* Criteria: Level site and within easy reach of village centre (Post Office)
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Appendix 1: Completed site appraisal pro-forma
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Rode Neighbourhood Plan site assessment – RODE001
1. Background information
Site location and use
Site location

Land at Church Farm, Frome Road

General description

Gross area (Ha)

1.1

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE001

Context
Description of surrounding land
uses

The site is bordered to the south by St Lawrence’s church, as
well as residential properties along the A361 Frome Road. To
the east lies deciduous woodland, beyond which residential
properties along Church Lane are located. To the north and west
of the site the uses are predominately agricultural.

Description of site boundaries

The site is bounded to the west, north and east by thick
hedgerow. The south boundary is framed by the A361 Frome
Road and the rear garden of a residential property.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.
Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Greenfield

Brownfield

x

Mixture

Unknown

Context
Existing/ previous use

Light-industrial and storage uses.

Site planning history

Planning permission granted February 2014 for the: demolition
of existing buildings at Church Farm, and redevelopment of the
site for 44 residential units with public open space and
improved access. The application involved relocating the
existing uses to a new farmyard at land off Parkgate Lane.

Have there been any previous
applications for development on
this land?
What was the outcome?

Planning application reference number: 2011/3124.

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside

X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

Well
The development
of the site into
residential use
would relate well to
existing uses along
the A361 Frome
Road.

Not very well

Don’t know

How the site is currently
accessed? Is it accessible from
the highway network?
Details of site’s connectivity i.e. distance
to nearest A road or B road

The site is currently accessed via the A361 Frome Road. This
point of access would remain should the site be developed for
residential purposes.

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

400-800m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

400-800m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m

<400m

>800m
Is there potential for the site to
provide additional community
infrastructure?

Public open space has been proposed as part of the planning
permission dated February 2014. Community infrastructure
could be achieved through a S106 agreement.

Historic considerations
Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

The site not within a
Conservation Area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites

The site is partly within an
Archaeological site

Site is not located on or
adjacent to an archaeological
site
Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building
Site does not contain or
adjoin a listed building

4

The site is adjacent to 9 and 11
Frome Road, each Grade II Listed
properties

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1
Comments
No TPOs on site.

No

Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
The site is broadly flat in nature.

Channelled views into the site from A361 Frome Road to the south,
long views into the site from open fields to the north.
The site is well screened on its eastern boundary by vegetation,
with long views to the west over open farmland.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments
Included in Mendip District Council’s SHLAA

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

1-5 years
x
Planning application given permission in February 2014, likely to
come forward for development prior to the Neighbourhood Plan’s
adoption.

5.0.

Conclusions

Conclusions
Site name/number:

RODE001 - Land at Church Farm, Frome Road
Please tick a box

The site is appropriate for development

x

This site has minor constraints
The site has significant constraints
The site is unsuitable for development
Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

44

Estimated development
timeframe:

1-5 years

Explanation / justification
for decision to accept or
discount site.

The site was given planning permission in February 2014, and so is
likely to come forward for development prior to the Neighbourhood
Plan’s adoption. The site is appropriate for residential development.

Rode Neighbourhood Plan site assessment – RODE002
1. Background information
Site location and use
Site location

Land at Church Lane

General description

Gross area (Ha)

0.43

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE002

Context
Description of surrounding land
uses

The site is bordered to the south by Church Lane, beyond which
lie agricultural fields. The site is surrounded to the west by
residential properties, and to the east by site RODE003 Land at
Rode.

Description of site boundaries

The site is bounded to the west, south and east by thick
hedgerow. The northern boundary of the site is framed by wood
and wire fencing.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.

Greenfield

Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

x

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Brownfield

Mixture

Unknown

Context
Existing/ previous use

Agricultural land.

Site planning history

No planning applications were found on Mendip District
Council’s online search database.

Have there been any previous
applications for development on
this land?
What was the outcome?

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside

X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

How the site is currently
accessed? Is it accessible from
the highway network?
Details of site’s connectivity i.e. distance
to nearest A road or B road

Well
The site is well
related to the
existing form of the
settlement.

Not very well

Don’t know

The site is currently accessed via the Church Lane. This point of
access would remain should the site be developed for residential
purposes.

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m

>400m

25-400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

<400m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

<400m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m
>800m

Is there potential for the site to
provide additional community
infrastructure?

<400m

Historic considerations
Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

The site not within a
Conservation Area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites
Site is not located on or
adjacent to an archaeological
site

Site is not located on or adjacent
to an archaeological site

Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

Site does not contain or adjoin a
listed building

Site does not contain or
adjoin a listed building

4

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1

No

Comments
No TPOs on site
Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
The topography of the site rises moving northwards.

Long views into the site from RODE003 to the north of the site.
Very well screened on its the southern boundary.
Long views out of the site to RODE003 to the north of the site.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments
Included in Mendip District Council’s SHLAA

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

6-10 years
x

4.0.

Conclusions

Conclusions
Site name/number:

RODE002 - Land at Church Lane
Please tick a box

The site is appropriate for development
This site has minor constraints

x

The site has significant constraints
The site is unsuitable for development
Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

12

Estimated development
timeframe:

6-10 years

Explanation / justification
for decision to accept or
discount site.

The site is located adjacent to the settlement boundary and is
considered suitable for residential development, should the access
constraints be reconciled.

Rode Neighbourhood Plan site assessment – RODE003
1. Background information
Site location and use
Site location

Land at Rode

General description

Gross area (Ha)

5.55

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE003

Context
Description of surrounding land
uses

The site is bordered on each aspect by residential properties.

Description of site boundaries

The site is bounded along each of its borders by thick hedgerow
and tree cover.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.

Greenfield

Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

x

Brownfield

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Existing/ previous use

Open, agricultural fields.

Mixture

Unknown

Context
Site planning history
Have there been any previous
applications for development on
this land?
What was the outcome?

No planning applications were found on Mendip District
Council’s online search database.

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?
How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

Within the
settlement

On the edge

X

Well
The site is well
related to the
existing form of the
settlement.
However the area
contributes to the
rural setting of the
village, which could
be lost should it be
developed.

Not very well

How the site is currently
accessed? Is it accessible from
the highway network?
The site is currently accessed via Clay Lane.
Details of site’s connectivity i.e. distance
to nearest A road or B road

Outside

Don’t know

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

<400m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

<400m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m

<400m

>800m
Is there potential for the site to
provide additional community
infrastructure?

Public open space may be secured via a redevelopment scheme
for residential purposes.

Historic considerations
Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

The site not within a
Conservation Area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites
Site is not located on or
adjacent to an archaeological
site

Site is not located on or adjacent
to an archaeological site

Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

Site does not contain or adjoin a
listed building

Site does not contain or
adjoin a listed building

4

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1

No

Comments
No TPOs on site
Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
The site rises in topography at a steep gradient moving south to
north, where it plateaus along its northern boundary.
Long views into the site from the rear of properties on its northern
and eastern boundaries.
Long views southwards towards Clay Lane.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments
Included in Mendip District Council’s SHLAA

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

11-15 years
x
There is known developer interest in bringing this site forward for
residential development.

4.0.

Conclusions

Conclusions
Site name/number:

RODE003 - Land at Rode
Please tick a box

The site is appropriate for development
This site has minor constraints

x

The site has significant constraints
The site is unsuitable for development
Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

124

Estimated development
timeframe:

11-15 years

Explanation / justification
for decision to accept or
discount site.

The site should be considered as a long term growth option for Rode.

Rode Neighbourhood Plan site assessment – RODE006
1. Background information
Site location and use
Site location

14 Lower Street

General description

Gross area (Ha)

0.2

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE006

Context
Description of surrounding land
uses

The site is bordered on each aspect by residential properties.

Description of site boundaries

The site is bounded along each of its borders by thick hedgerow
and tree cover.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.

Greenfield

Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

x

Brownfield

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Existing/ previous use

Side garden of 14 Lower Street.

Mixture

Unknown

Context
Site planning history
Have there been any previous
applications for development on
this land?
What was the outcome?

An application was granted planning permission on appeal for
the extension and renovation of the existing derelict property
and erection of 8 two storey houses (amended scheme).

Planning application reference number 106910/003.

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside

X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

Well
The site is adjoined
by residential
properties and so
the proposed use
would be
compatible.

Not very well

How the site is currently
accessed? Is it accessible from
the highway network?
The site is currently accessed via Lower Street.
Details of site’s connectivity i.e. distance
to nearest A road or B road

Don’t know

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

<400m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

<400m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m
>800m

Is there potential for the site to
provide additional community
infrastructure?

To be secured via a S106 agreement.

<400m

Historic considerations
Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

Site is within the conservation
area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites

Site is located on an
archaeological site

Site is not located on or
adjacent to an archaeological
site
Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

Site is adjacent to, or within the
setting of a listed building

Site does not contain or
adjoin a listed building

4

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1

No

Comments
The site is within a conservation area
Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
The site rises in topography from its western boundary moving
eastwards.
Long views into the site from properties on Lower Street to the
west, with long views into the site from the rear of properties on
High Street.
Long views out of the site to the west along Lower Street.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments
Included in Mendip District Council’s SHLAA

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

1-5 years
x

4.0.

Conclusions

Conclusions
Site name/number:

RODE006 - 14 Lower Street
Please tick a box

The site is appropriate for development
This site has minor constraints
The site has significant constraints
The site is unsuitable for development
Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

8

Estimated development
timeframe:

1-5 years

Explanation / justification
for decision to accept or
discount site.

The site is appropriate for residential development.

x

Rode Neighbourhood Plan site assessment – RODE007
1. Background information
Site location and use
Site location

3 Frome Road

General description

Gross area (Ha)

0.07

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE007

Context
Description of surrounding land
uses

The site is bordered to the south by St Lawrence’s Church, as
well as the A361 Frome Road. To site is surrounded on all other
borders by site RODE001 Land at Church Farm, beyond which
lies open fields.

Description of site boundaries

The site is bounded to the west, north and east by thick
hedgerow. The south boundary is framed by the A361 Frome
Road.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.
Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Greenfield

Brownfield

Mixture

Unknown

x

Eastern portion of the sits is Brownfield, western portion is
Greenfield.

Context
Existing/ previous use

Residential use.

Site planning history

Planning application refused November 2008 for the erection of
a terrace of three dwellings, new access and parking.

Have there been any previous
applications for development on
this land?
What was the outcome?

Planning application reference number: 064640/005.

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside

X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

How the site is currently
accessed? Is it accessible from
the highway network?
Details of site’s connectivity i.e. distance
to nearest A road or B road

Not very well

Well

The site is adjoined
by light-industrial
and warehousing
uses and so are
unlikely to be
compatible for
residential
development.

Don’t know

The site is currently accessed via the A361 Frome Road. This
point of access would remain should the site be developed for
residential purposes.

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

400-800m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

400-800m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m

<400m

>800m
Is there potential for the site to
provide additional community
infrastructure?

Historic considerations

Public open space has been proposed as part of the planning
permission dated February 2014. Community infrastructure
could be achieved through a S106 agreement.

Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

The site not within a
Conservation Area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
Archaeological sites4

Site is adjacent to an
archaeological sites

Site is located on an
archaeological site

Site is not located on or
adjacent to an archaeological
site
Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

The site is adjacent to the Grade I
Listed St Lawrence’s Church

Site does not contain or
adjoin a listed building

Other key considerations
4

Archaeological sites are incorporated into the local Historic Environment Record

Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1
Comments
No TPOs on site

No

Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
Broadly square and flat in nature.

Channelled views into the site from A361 Frome Road to the south.

Channelled views out of the site on its southern boundary.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments
Included in Mendip District Council’s SHLAA

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

6-10 years
x
Planning application refused November 2008.

4.0.

Conclusions

Conclusions
Site name/number:

RODE007 – 3 Frome Road
Please tick a box

The site is appropriate for development
This site has minor constraints
The site has significant constraints

x

The site is unsuitable for development
Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

3

Estimated development
timeframe:

6-10 years

Explanation / justification
for decision to accept or
discount site.

The site is adjoined by light-industrial and warehousing uses and so are
unlikely to be compatible for residential development. The site could
come forward in tandem with RODE001.

Rode Neighbourhood Plan site assessment – RODE008
1. Background information
Site location and use
Site location

Former Red Lion Pub, High Street

General description

Gross area (Ha)

0.41

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE008

Context
Description of surrounding land
uses

The site is surrounded by residential properties, to the south
resides the High Street

Description of site boundaries

The site is bounded to the south, west and north by hedgerow.
The south boundary is framed by the High Street.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.

Greenfield

Brownfield

Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

Mixture

Unknown

x

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Brownfield. The site has been developed for residential
purposes.

Existing/ previous use

Was used as a public house.

Context

Site planning history
Have there been any previous
applications for development on
this land?
What was the outcome?

The site has been developed for residential purposes.

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside

X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

Well
The site is adjoined
by residential
properties and so
the proposed use
would be
compatible.

Not very well

How the site is currently
accessed? Is it accessible from
the highway network?
The site is currently accessed via Lower Street.
Details of site’s connectivity i.e. distance
to nearest A road or B road

Don’t know

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

<400m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

<400m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m
>800m

Is there potential for the site to
provide additional community
infrastructure?

To be secured via a S106 agreement.

<400m

Historic considerations
Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

Site is within the conservation
area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites

Site is located on an
archaeological site

Site is not located on or
adjacent to an archaeological
site
Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

Site is adjacent to, or within the
setting of a listed building

Site does not contain or
adjoin a listed building

4

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1

No

Comments
The site is within a conservation area
Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
The site rises in topography from the access track on Lower Street
moving westwards.
Long, open views in from Lower Street to east.

Long, open views out in each direction.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?
Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?
Any other comments?

No

Comments
Included in Mendip District Council’s SHLAA

x

x

The site has been developed for residential
purposes.
The site has been developed for residential purposes.

4.0.

Conclusions

Conclusions
Site name/number:

RODE008 – Former Red Lion Pub, High Street
Please tick a box

The site is appropriate for development
This site has minor constraints
The site has significant constraints
The site is unsuitable for development

x

Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

5

Estimated development
timeframe:

1-5 years

Explanation / justification
for decision to accept or
discount site.

The site has been developed for residential purposes. It should
therefore not be considered for inclusion in the Neighbourhood Plan.

Rode Neighbourhood Plan site assessment – RODE013
1. Background information
Site location and use
Site location

Land adjacent to Church Lane

General description

Gross area (Ha)

0.84

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE013

Context
Description of surrounding land
uses

The site is bordered to the east and west by residential
properties on Church Lane and Clay Lane. It is bordered to the
north by RODE014.

Description of site boundaries

The site is bounded along each of its borders by thick hedgerow.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.

Greenfield

Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

x

Brownfield

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Existing/ previous use

The site is currently an open field.

Mixture

Unknown

Context
Site planning history
Have there been any previous
applications for development on
this land?
What was the outcome?

No relevant planning applications were found on Mendip
District Council’s online search database.

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside

X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

How the site is currently
accessed? Is it accessible from
the highway network?
Details of site’s connectivity i.e. distance
to nearest A road or B road

Well
The site is adjoined
by residential
properties and so
the proposed use
would be
compatible.

Not very well

Don’t know

The site would be accessed via Clay Lane. There is the potential
for the landowner to acquire land immediately adjacent to the
site for future access.

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

400-800m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

400-800m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m
>800m

Is there potential for the site to
provide additional community
infrastructure?

<400m

Historic considerations
Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

Site is not within or adjacent to
the conservation area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites

Site is not located on or adjacent
to an archaeological site

Site is not located on or
adjacent to an archaeological
site
Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

Site does not contain or adjoin a
listed building

Site does not contain or
adjoin a listed building

4

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1
Comments
No TPOs on site

No

Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
The site is very flat in topography.

The site is well screened on its northern boundary, with long views
in from properties on its western and eastern boundaries.
Channelled views out of the site to the west.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments
Included in Mendip District Council’s SHLAA

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

6-10 years
x

4.0.

Conclusions

Conclusions
Site name/number:

RODE013 - Land adjacent to Church Lane
Please tick a box

The site is appropriate for development
This site has minor constraints
The site has significant constraints
The site is unsuitable for development
Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

23

Estimated development
timeframe:

6-10 years

Explanation / justification
for decision to accept or
discount site.

The site is appropriate for residential development.

x

Rode Neighbourhood Plan site assessment – RODE014
1. Background information
Site location and use
Site location

41a Church Lane

General description

Gross area (Ha)

0.36

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE014

Context
Description of surrounding land
uses

The site is bordered to the east and west by residential
properties on Church Lane and Clay Lane. It is bordered to the
south by RODE013 and to the north by RODE003.

Description of site boundaries

The site is bounded along each of its borders by hedgerow.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.

Greenfield

Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

x

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Existing/ previous use

Brownfield

Mixture

Unknown

Context
Site planning history
Have there been any previous
applications for development on
this land?
What was the outcome?

No relevant planning applications were found on Mendip
District Council’s online search database.

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside

X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

How the site is currently
accessed? Is it accessible from
the highway network?
Details of site’s connectivity i.e. distance
to nearest A road or B road

Well
The site is adjoined
by residential
properties and so
the proposed use
would be
compatible.

Not very well

Don’t know

The site is currently accessed via Church Lane. There is the
potential for the landowner to acquire land immediately
adjacent to the site for a revised access from Church Lane.

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

400-800m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

400-800m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m
>800m

Is there potential for the site to
provide additional community
infrastructure?

<400m

Historic considerations
Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

Site is not within or adjacent to
the conservation area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites

Site is not located on or adjacent
to an archaeological site

Site is not located on or
adjacent to an archaeological
site
Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

Site does not contain or adjoin a
listed building

Site does not contain or
adjoin a listed building

4

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1
Comments
No TPOs on site

No

Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
The site is very flat in topography.

The site is well screened on its southern boundary, with long views
in from properties on its western and eastern boundaries.
Long views out of the site to the west and east.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments
Included in Mendip District Council’s SHLAA

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

6-10 years
x

4.0.

Conclusions

Conclusions
Site name/number:

RODE006 - 41a Church Lane
Please tick a box

The site is appropriate for development

x

This site has minor constraints
The site has significant constraints
The site is unsuitable for development
Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

12

Estimated development
timeframe:

6-10 years

Explanation / justification
for decision to accept or
discount site.

The site is appropriate for residential development. There is the
possibility to bring this site forward in tandem with RODE013 if
necessary.

Rode Neighbourhood Plan site assessment – RODE015
1. Background information
Site location and use
Site location

Land at Rode, Part of Seymours Court Farm

General description

Gross area (Ha)

1.54

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE015

Context
Description of surrounding land
uses

The site is bordered to the east and south and east by
agricultural land and to the west and north by properties along
the A361 Frome Road.

Description of site boundaries

The site is bounded along each border by thick hedgerow. The
site is framed along its western boundary by the A361 Frome
Road.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.

Greenfield

Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

x

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Brownfield

Mixture

Unknown

Context
Existing/ previous use

Agricultural field.

Site planning history

No planning applications were found on Mendip District
Council’s online search database.

Have there been any previous
applications for development on
this land?
What was the outcome?

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside
X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

Not very well
Well

The site’s location
on the southern
side of the A361
isolates it from the
village.

Don’t know

How the site is currently
accessed? Is it accessible from
the highway network?
The site is currently accessed via the A361 Frome Road.
Details of site’s connectivity i.e. distance
to nearest A road or B road

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

400-800m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

400-800m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m
>800m

Is there potential for the site to
provide additional community
infrastructure?

<400m

Historic considerations
Proximity of site to the
following sites / areas

Proximity
Site is within the
conservation area

Rode Conservation Area

Site is adjacent to the
conservation area

Comments

Site is not within or adjacent to
the conservation area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites

Site is located on an
archaeological site

Site is not located on or
adjacent to an archaeological
site
Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

Site does not contain or adjoin a
listed building

Site does not contain or
adjoin a listed building

4

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1
Comments
No TPOs on site

No

Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
The site is broadly flat in nature.

Long, channelled views into the site from the A361 Frome Road
which runs along the site’s western boundary.
Short, channelled views out of the site from sparsely vegetated
boundaries.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments
Included in Mendip District Council’s SHLAA

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

6-10 years
x

4.0.

Conclusions

Conclusions
Site name/number:

RODE015 – Land at Rode, Part of Seymours Court Farm
Please tick a box

The site is appropriate for development
This site has minor constraints
The site has significant constraints
The site is unsuitable for development

x

Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

45

Estimated development
timeframe:

6-10 years

Explanation / justification
for decision to accept or
discount site.

The site’s location on the southern side of the A361 isolates it from the
village. Development on this side of what is a busy inter urban link
would impose new hazards for road users and residents. Also
development at this location would be incongruous.

Rode Neighbourhood Plan site assessment – RODE016
1. Background information
Site location and use
Site location

Church Row Farm, Church Road

General description

Gross area (Ha)

0.28

Total area of the site in hectares

SHLAA site reference (if
applicable)

RODE016

Context
Description of surrounding land
uses

The site is bordered to the east and south by agricultural land
and to the west and north by properties along the A361 Frome
Road.

Description of site boundaries

The site is bounded along its north, east and south borders by
hedgerow and fencing. The site is framed along its western
boundary by the A361 Frome Road.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.
Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Greenfield

Brownfield

Mixture

Unknown

x

Southern part of the site is Brownfield, comprising agricultural
buildings. The northern part of the site is Greenfield.

Context
Existing/ previous use

Light-industrial, storage units used for agricultural storage.

Site planning history

Planning application currently under consideration for the
erection of a dwelling and ancillary annexe to replace recently
demolished barns with a previous planning permission for
conversion.

Have there been any previous
applications for development on
this land?
What was the outcome?

Planning application reference number 2014/0360/FUL.

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside

X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

Well
The site is adjoined
by residential
properties and so
the proposed use
would be
compatible.

Not very well

Don’t know

How the site is currently
accessed? Is it accessible from
the highway network?
The site is currently accessed via the A361 Frome Road.
Details of site’s connectivity i.e. distance
to nearest A road or B road

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

400-800m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

400-800m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m
>800m

Is there potential for the site to
provide additional community
infrastructure?

<400m

Historic considerations
Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

Site is not within or adjacent to
the conservation area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites

Site is not located on or adjacent
to an archaeological site

Site is not located on or
adjacent to an archaeological
site
Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

Site is adjacent to, or within the
setting of a listed building

Site does not contain or
adjoin a listed building

4

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1
Comments
No TPOs on site

No

Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
Site is broadly flat in topography.

Channelled views into the site from the A361 Frome Road.

Channelled views out of the site towards the A361 Frome Road.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments
Included in Mendip District Council’s SHLAA

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

1-5 years
x

4.0.

Conclusions

Conclusions
Site name/number:

RODE016 - Church Row Farm, Church Road
Please tick a box

The site is appropriate for development

x

This site has minor constraints
The site has significant constraints
The site is unsuitable for development
Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

3

Estimated development
timeframe:

1-5 years

Explanation / justification
for decision to accept or
discount site.

Planning application currently under consideration on site, likely to
come forward before Plan is adopted.

Rode Neighbourhood Plan site assessment – RODE01
1. Background information
Site location and use
Site location

Land adjacent to The Mead

General description

Gross area (Ha)

1

Total area of the site in hectares

SHLAA site reference (if
applicable)

n/a

Context
Description of surrounding land
uses

The site is bordered to the east by residential properties on The
Mead and to the south by properties on Straight Lane. The site
is bordered to the north and west by fields of agricultural use.

Description of site boundaries

The site is bounded along its east and south boundaries by thick
hedgerow. The remaining boundaries are not readily formed i.e
it forms part of a larger, established field which continues west
of the appraisal site.

Is the site:
Greenfield: Land (or a defined site)
usually farmland, that has not previously
been developed.

Greenfield

Brownfield: Previously developed land
which is or was occupied by a permanent
structure, including the curtilage of the
developed land and any associated fixed
surface infrastructure.

x

If a mixture, details will be provided i.e.
northern part of site Brownfield,
southern part Greenfield

Brownfield

Mixture

Unknown

Context
Existing/ previous use

Agricultural fields

Site planning history

No relevant planning applications were found on Mendip
District Council’s online search database.

Have there been any previous
applications for development on
this land?
What was the outcome?

2.0.

Site suitability

Assessing the suitability of the site will give an indication of whether the site has any constraints to
development. It will consider aspects such as infrastructure, planning policy, local services, historic
environment and other considerations.
Suitability
Where is the site located in
relation to the built up area of
the village?

Within the
settlement

On the edge

Outside

X

How would development of this
site relate to the surrounding
uses?
What would be the impact of
the proposed land use for the
site?
What would be the impact of
the proposed design of site
development?
What would be the impact of
the proposed scale of site
development?

Well
The site is adjoined
by residential
properties and so
the proposed use
would be
compatible.

Not very well

How the site is currently
accessed? Is it accessible from
the highway network?
The site is currently accessed via Straight Lane.
Details of site’s connectivity i.e. distance
to nearest A road or B road

Don’t know

Environmental Considerations
What is the distance from the
edge of the site to any of the
following
Important green space?
Discretionary designation for
green areas of particular
importance to the local
community (to discuss)

Distance

>400m or results in
the loss of over 20%
of the total area of
an open space

Comments
<200m

200m - 400m
<200m

Sites designated as being of
European Importance1

<400m

>5km

400-5km
>5km

Sites designated as being of
national importance2

<400m

>800m

400-800m
>800m

Sites designated as being of local
importance3

< Intersects or is
within 25m
25-400m
>400m
>400m

1

Special Areas of Conservation, Special Protection Areas and Ramsar Sites
Sites of Special Scientific Interest
3
Local Nature Reserve, Local Wildlife Site, or area of Biodiversity Action Plan Priority Habitat
2

Community facilities and services
What is the distance to the
following facilities (measured
from the site centre)
Local centre / shop

Distance

Observations and comments

(metres)
<400m
400-800m

<400m

>800m
Public transport i.e. bus stop
with at least a half hourly
service during the day

<400m
400-800m

<400m

>800m
School

<400m
400-800m

<400m

>800m
Cycle route

<400m
400-800m

<400m

>800m
Amenity footpath

<400m
400-800m
>800m

Is there potential for the site to
provide additional community
infrastructure?

<400m

Historic considerations
Proximity of site to the
following sites / areas

Proximity

Comments

Site is within the
conservation area
Rode Conservation Area

Site is adjacent to the
conservation area

Site is not within or adjacent to
the conservation area

Site is not within or adjacent
to the conservation area
Site is located on an
archaeological site
4

Archaeological sites

Site is adjacent to an
archaeological sites

Site is not located on or adjacent
to an archaeological site

Site is not located on or
adjacent to an archaeological
site
Site covers a scheduled
monument
Scheduled monuments

Site is adjacent to a
scheduled monument

Site does not cover or is adjacent
to a scheduled monument

Site does not cover or is
adjacent to a scheduled
monument
Site contains a listed building
Listed buildings

Site is adjacent to, or within
the setting of a listed building

Site does not contain or adjoin a
listed building

Site does not contain or
adjoin a listed building

4

Archaeological sites are incorporated into the local Historic Environment Record

Other key considerations
Comments

Which Flood risk zone
(fluvial) does the site fall
within or intersect with?

Zone 3
Zone 2
Zone 1

Are there any Tree
Preservation Orders on the
site?

More than one
One
None

Is the site affected by any of
the following?

Yes

Zone 1
Comments
No TPOs on site

No

Comments

Ecological value?
Could the site to be home to
protected species such as
bats, great crested newts,
badgers etc?

x

Contamination

x

Significant infrastructure
crossing the site i.e. power
lines/ pipe lines
Utility services available

x

x

Characteristics
Characteristics which may
affect development on the
site:
Topography:
Flat/ plateau/ steep gradient
Views in?
Wide/ channelled/ long/ short
Views out?
Wide/ channelled/ long/ short

Comments
Very flat topography.

Long, wide views into the site from the east.

Long, wide views out of the site on its eastern boundary.

3.0.

Availability

Availability
Yes
Is the site landowner willing
to submit the site for
development (if known)?

Any other comments?

Comments

x

Are there any known legal
or ownership problems such
as unresolved multiple
ownerships, ransom strips,
tenancies, or operational
requirements of
landowners?
Is there a known time frame
for availability?

No

x

1-5 years
x

4.0.

Conclusions

Conclusions
Site name/number:

RODE01 - Land adjacent to The Mead
Please tick a box

The site is appropriate for development
This site has minor constraints

x

The site has significant constraints
The site is unsuitable for development
Potential housing
development capacity
(estimated as a
development of 30 homes
per Ha):

30

Estimated development
timeframe:

1-5 years

Explanation / justification
for decision to accept or
discount site.

The site is well related to the village and close to existing services and
facilities in Rode. Development at this location would be congruous
with the village.

