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Planning overview
The statutory body for planning is the Local Planning Authority (LPA) South Somerset District Council (SSDC). SSDC have produced at Local Plan that was adopted in March 2015 and replaces the previous Local Plan that ran from 1991-2011.  
The Local Plan covers many aspects including employment and housing provision. Any Neighbourhood Plan is required to take the Local Plan into account and be in general conformity with the Local Plan strategic policies.   
The future district-wide housing requirement detailed in the Local Plan 2006-2028 is being used by SSDC to establish its housing requirement.  This is currently 15,950 of which 7,441 are allocated to Yeovil and the Yeovil Sustainable Urban Extensions (YSUEs). The YSUEs requirement is for a total of 1,565 dwellings of which 800 are identified for the Keyford site in the East Coker Civil Parish (CP). 
The Local Plan SSDC has identified a settlement hierarchy as detailed in table 1:
Table 1 – Settlement Hierarchy 
	Strategic Town
	Market Towns
	Rural Centres
	Rural Settlements

	Yeovil
	Chard, Crewkerne, Ilminster, Wincanton,
Somerton, Castle Cary/Ansford, Langport/Huish
	Martock, South Petherton, Stoke-sub-Hamdon, Milborne Port, Ilchester, Bruton
	Rest of the rural communities



The Parish of East Coker is identified in the Local Plan as a rural settlement under Policy SS2.
Strategic Housing Land Availability Assessment (SHLAA)
On a regular basis the Local Planning Authority (LPA) is required to ‘call for sites’, this informs the level of potential development sites within the district. SSDC publish the SHLAA that shows sites which are available, suitable and viable to develop, as well as those not suitable.  The SHLAA gives a picture on the land potentially available for development but is not the development plan. The latest South Somerset SHLAA was published at the end of 2013. 
The Strategic Housing Land Availability Assessment (SHLAA) in relation to East Coker Parish 
The SHLAA shows land within the East Coker Parish which landowners/developers wish to see developed. If all the land came forward for development it would accommodate about 2,683 dwellings over the next 15 years as detailed in table 2. 
Table 2 – SHLAA 2013 for East Coker
	Potential number of dwelling 
	Potential period for availability
	Fiscal years 

	2,200
	0-5 years
	2013-2018

	325
	6-10 years
	2018-2023

	175
	11-15 years
	2023-2028



The SSDC Annual Monitoring Report 2012-2013 shows a total requirement for housing in South Somerset of 15,950 (Local Plan figure). At 31 March 2013 the AMR showed that there remained a residual requirement of 5,156 dwellings between 2013 and 2028. Of this 3,345 are allocated to Yeovil, of the remainder 750 dwellings are allocated for South Somerset Rural Settlements (110 Parishes). To put it in context landowner/developer interest within the East Coker CP equates to 52% of the district-wide residual requirement and about four times the total residual requirement for rural settlements. 
The Governments National Planning Policy requires councils to demonstrate that they have a continuous 5 year land supply plus 5% (or 20% if there is a persistent under-delivery). SSDC need to maintain continual monitoring. 
Any potential development within the Parish (outside the strategic development site) would need to conform to policy SS2 (Rural Settlements Policy). 
Neighbourhood Plan – questionnaire responses regarding housing
Respondents to the initial Neighbourhood Plan questionnaire have indicated their preferred number of new dwellings per annum within the Parish; these are detailed in table 3.  
Table 3 – Neighbourhood Plan – Questionnaire responses
	Percentage of respondents
	Number of dwellings per annum

	30%
	< 5

	35%
	< 10

	22%
	< 20

	10%
	< 50



The majority of respondents felt new development should be aimed at young families, less than 5% favoured new housing for weekenders or commuters. The overwhelming view was that there should be more rented accommodation in the Parish and the majority felt it would give young villagers an opportunity to remain in the village and help keep it alive. 
Census Key Statistics – East Coker Civil Parish for 2011 and 2001
In order to make reasoned judgements it is important to make these from a firm baseline. The data in table 4 is extracted from the key statistics for the Parish of East Coker and a basis to project forward. 
Table 4 – Census key statistics 2011 and 2001 (in brackets) – East Coker 
	Houses
	East Coker 
	East Coker %
	Somerset %
	England and Wales%

	Total dwellings
	796  (769)
	100%
	100%
	100%

	Detached
	500  (463)
	62.8
	32.3
	22.6

	Semi Detached
	150  (153)
	18.8
	30.4
	31.1

	Terraced
	123  (126)
	15.5
	23.7
	23.6

	Flats
	18     (32)
	2.3
	13.0
	21.6

	Unoccupied Dwellings
	56     (18)
	7.04 (2.34)
	Na
	Na

	Tenure
	East Coker
	East Coker %
	Somerset%
	England and Wales%

	Total Households
	740 (746)
	100
	100
	100

	Owner Occupied
	634 (644)
	85.7
	70.2
	64.3

	Social rented
	44   (48)
	5.9
	13.5
	17.6

	Privately rented
	52   (43)
	7.0
	14.7
	16.7

	Average household size (persons per household)
	2.25 (2.28)
	
	
	

	Parish Population Profile
	East Coker
	East Coker %
	Somerset%
	England and Wales%

	Total usually resident
	1667 (1702)
	100%
	100%
	100%

	Children 0-15 year old
	223   (266)
	13.4 (16)
	17.8
	18.9

	Working age (16-64 years old)
	919  (1011)
	55.1 (60)
	61.1
	64.7

	Older People (aged 65+)
	525  (425)
	31.5 (25)
	21.1
	16.4



There is a difference between the number of dwellings and the number of households, this cover such things as empty homes both long and short term and second homes etc. 
The data from the census gives an understanding of the makeup of the Parish. In housing/household terms this provides an opportunity to recognise potential future needs. Future population projections from the 2012 sub national population projections out to 2028 are available at Local Authority level; although not down to Parish level the projections are useful to understand the likely underlying trend at Parish level which could be a good indication of the potential future makeup of the community. 
The district level projections indicate changes to the demographic profile; these are shown in tables 5a and 5b. 
Table 5a – 2011 Interim Subnational projections for South Somerset (usually resident population including those in communal accommodation) 
	Age Range
	Population 2011
	Population 2021
	Difference

	0-14 years
	28,663
	31,007
	2,344

	15-64 years
	98,189
	95,640
	-2,549

	65+
	35,261
	45,754
	10,493

	Total
	162,113
	172,401
	10,287






Table 5b – 2012 Subnational projections for South Somerset (usually resident population including those in communal accommodation) 
	Age range
	Population 2012 
	Population 2028
	Difference

	0-14 years
	26,800
	28,600
	+1,800

	15-64 years
	99,400
	95,800
	-3,600

	65+
	36,800
	52,700
	15,900

	Total
	163,000
	177,100
	14,100


	
	
	
	

	
	
	
	

	
	
	
	


It can be seen from tables 5a and 5b that projections for South Somerset differ between the interim 2011 and full 2012 projections. The latest 2012 projections indicates that there will continue to be a rise in the 0-14 group by 2028 while the number of working age adults declines by 3,600, the number of elderly rise by 15,900.  
East Coker will not be immune to the district data and due to the Parish demographic it is likely that the percentage of over 65s will be greater than the district-wide figure at the 2028 point.  
The projections shows future planning may need to reflect a need for housing to support a growing elderly population possibly in the form of retirement housing, warden assisted housing and smaller easy accessible housing.  In terms of housing for young families there may be a need to consider a small number of affordable (shared ownership, 1st time buyer and rural housing trust properties) to encourage the retention of young families in their village community to meet local need. 
The Local Plan housing requirement focusses the majority of housing growth to the Significant Town and Market Towns. Growth in Rural Settlements is designed to meet local need with over 100 Rural Settlements sharing 2,242 new dwellings over the 22 years of the plan period; this is equivalent to 102 dwellings per annum or approximately 1 dwelling per Rural Settlement per annum. Notwithstanding this it is recognised some Rural Settlements may be more sustainable for rural housing growth than others. 
SSDC monitoring of the housing trajectory at 2013 indicates of the 2,242 Rural Settlement allocation just 750 remain unallocated between 2013 and 2028. This equates to 50 per annum across the 100+ Rural Settlements or about 0.5 dwellings per annum per settlement. 
Given that this Parish is more sustainable than some it appears reasonable it should have a different level of housing growth than smaller less sustainable settlements. It seems appropriate to consider Parish planning history to assess if East Coker Parish is meeting its share of the Local Plan Rural Settlement requirement. 
Planning history  
During the period 1/4/2006 – 31/3/2013 there have been planning approvals for 23 dwellings as follows:
8 completions
4 under construction 
10 not started 
1 expired
As at 2014 several applications were pending. Approximately 40 applications have been approved for extensions to existing dwellings. New dwelling planning approvals reflect about 3 per annum. 
The council tax precept document 2013 show 805 dwellings in the Parish this has grown from 794 in 2006. 
The South Somerset District Council evidence base (Role and function Report Apr 2009 table 5.7) showed an indicative need of three affordable houses per annum in East Coker which has not been borne out by the market. 
Housing need
SSDC have assisted in understanding housing need. At February 2014 there was a need for 8 homes based on the people indicating their 1st choice of location. In September 2013 it was 10 and March 2013 it was 12. From this small period it shows a decline in the number of people with a desire for social renting in East Coker. The preference for a property in the Parish is not specifically a local person/family need. 
Home finder Somerset shows just three properties in the Parish these are being offered for mutual exchange as of 31st March 2014.  
Empty Homes
SSDC has a proactive strategy to reduce the number of long and short term empty homes. The total number across the district in 2013 was 2,286 approximately 3.13% and compared to the south west region at about 2.7%. SSDC are not able provide data on the total vacant dwellings In East Coker as of 1st April 2014 however they indicate that there were 9 (long term) empty homes. This accounts for approximately 1.1% of the housing stock, which is similar to the district long term empty home figure. 
From the 2011 and 2001 census’s the data on unoccupied dwellings shows 56 in 2011 (7.04%) while in 2001 it was just 18 (2.34%). By reasoned analysis it is apparent that population decline between the two censuses (table 4) may be linked to the higher number of unoccupied dwellings in 2011.  From the 2011 data it appears that there is excess housing stock which would need to be significantly reduced and should form part of the evidence in assessing future local need requirements within the Parish.  
Consideration of Local Need
While needs may change over time it is not reasonable to plan for a high level of need in anticipation but more monitor the local need requirement. There are opportunities to meet the Parish future needs by: (a) reducing the high level of empty dwellings detailed in Table 2.4 which, in line with Government guidance, would be expected to contribute in meeting some of the future housing requirement. (b) provision of affordable homes, care home and properties suitable for the elderly within the Keyford Urban Extension site and (c) establishing some additional dwellings across the Parish.    

Potential future planning applications/approvals  
An outline planning application for a development of 144 dwellings East of Holywell (behind Yeovil Court Hotel) was refused and is undergoing appeal (hearing 18th November 2015).    
A planning application for 19 dwellings (mix of affordable, social and private) at Broadacres was refused at appeal. One reason for refusal was that the Local Community did not support the development.  
Summary
SSDC’s Rural Settlement Policy SS2 would indicate future housing demand to be similar to the aspirations of the community.   
The community views expressed during early consultations indicates the balance of development should be towards provision of more affordable housing for young local families and older persons to remain in the Parish. 
With a projected significant increase in the percentage of over 65s there is likely to be a requirement for housing/accommodation to support the future needs of this demographic. 
The community consultations indicate a desire for small annual growth in housing commensurate with village local need. 
Recent planning history suggests about 40 dwellings over the remainder of the plan period 2015/6 – 2028 (about three per annum) would be the appropriate level of development. 
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