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Background Statement – South Somerset Local Plan Context

This Neighbourhood Plan for East Coker focuses on addressing the local needs of the parish, but is being prepared in the context of strategic policies set out in the South Somerset Local plan [SSLP]. See Extract in Appendix

Most significantly the proposed South Yeovil Urban Extension at Keyford proposes 800 dwellings, employment and associated community facilities on land within the Parish. 

This proposal has been subject to consideration throughout the Local Plan process and deliberated at length at the Examination, with East Coker organisations being fully represented at the relevant sessions. The planning inspector who considered the plan has now determine that it is ‘Sound’ and the District Council has formally adopted the Local Plan. 

This therefore sets the scene for large scale housing and other growth within the parish over the next 10-15 years. In addition there is a number of other planning applications and proposals for development that are being considered. The Parish Council recognises that until such time as the Neighbourhood Plan has been ‘Made’, and becomes a Material Planning Consideration then decisions on any large scale applications will be considered in the context of the South Somerset Local Pan. 

East Coker organisations have made representations on the Keyford planning application that was submitted in February 2015, with the aim of now ensuring that if the development is to proceed, then it should be of the highest quality and become a new sustainable community, with clear commitments being secured to ensure that thee essential community facilities that are planned as part of the development are actually provided in a timely manner at the same time as the housing and other development, by the applicant or other appropriate organisation.

With the scale of development planned at Keyford, East Coker organisations now consider that the Parish is more than accommodating its share of development to serve the needs of Yeovil and South Somerset as whole. As such any further development that is proposed within the rest of the parish and the villages is expected to be small scale aimed, for the most part at meeting local needs.
 
Vision statement [Amended]
Our vision for the Parish of East Coker is to maintain an attractive environment with a strong sense of community that continues to protect and celebrate its unique history and heritage, whilst also making provision for an appropriate level of housing and employment growth to meet local needs.

Design respecting heritage, historic and natural environment 

Objective: Preserve the rich heritage of East Coker by protecting and enhancing historic and natural environmental assets and their settings. Ensure the design of all new development is sympathetic in style and character to the location.

Policy Intent: Much of the character of the parish arises from the use and appearance of the buildings and structures in the villages and surrounding rural areas. In particular, the dominant use of local Hamstone for buildings and boundaries is a key feature of the area. The historic cores of East Coker and North Coker are designated as conservation areas, within which changes need to be in sympathy with the character of the surroundings. The parish has a rich collection of over 80 listed heritage assets ranging from the Scheduled Monument at the Dunnocks Lane Roman villa site to Grade 1 buildings at Coker Court, Naish Priory and Hymerford House. 

In addition to the national listings, there are sites and structures with a local historic interest, ranging from the ancient sunken lanes, and drovers’ roads to the disused ponds constructed in the mill stream for the washing of locally grown flax used in the sailcloth industry of East Coker. The parish is steeped in history stretching from the Roman occupation to the 17th century childhood of explorer William Dampier and the 20th century poet T.S.Eliot.

Policies will be specified to protect, conserve and nurture the heritage which defines the parish of East Coker.  In support of the policies it is planned to seek appraisals of both Conservation Areas, as advised by EH guidance ('Understanding Design Place: Conservation Area Designation, Appraisal and Management' (March 2011)). Design policies will be formulated to ensure that the character and quality of the built form of East Coker Parish is maintained.

Housing 

Objectives: 
1. Support the provision of small scale housing development that meets the need of the parish community, including affordable housing, family housing and housing suitable for older people, enabling people with a local connection to stay in the Parish throughout their lifetime.

2. Work positively in the implementation of the urban extension of Keyford to ensure that the development is of the highest quality and that essential community facilities that are planned as part of the development are provided in a timely manner at the same time as the housing and other development, for the benefit of current and future residents.

Policy Intent: It is intended to establish housing policies based on evidence and which reflects the views and opinions of the community expressed during engagement and consultation.
Also, National Policy encourages the effective use of ‘Brownfield’ previously developed land and this is supported where such sites are in close proximity to existing development, so that new development is contained within or close to the existing built up areas. It is also intended that policies should seek to support housing that is planned to be within easy walking distance of local community facilities. 
The Plan allows for very limited development within the open countryside for development associated with agricultural use or changes of use of existing buildings. Nevertheless, any development beyond the built up areas should aim to enhance the settings of the villages, the views from and to them, the landscape character and biodiversity of the countryside.
Having regard to the large scale development planned at Keyford which will help meet housing needs for the parish generally, in accordance with settlement hierarchy and Policy SS2 (Rural Settlements) of the adopted SSLP, it is anticipated that the number of new dwellings outside the Keyford site should be limited and small in number. Proposals for large scale developments within the parish, but on the periphery of Yeovil, will not be supported.
In respect of Keyford, notwithstanding previous concerns about the development, East Coker Parish seeks a positive working relationship between the community, Local Planning Authority and the site developers through the many years that the site is to be developed, to ensure the delivery of  a high quality, well designed sustainable mixed housing, urban extension, but with the importance of maximising mitigation to reduce the impacts of massing and skyline dominance of the development, as well as meeting the stated 40% green space standard within the site.
Within the rest of the parish, the community wishes to see new small scale development [defined as being up to 5 dwellings] primarily directed to delivering affordable homes for young families with local needs and connections. Consultation and engagement with the community on the Neighbourhood Plan also shows a consensus for a small number of dwellings, which would allow for older residents who wish to remain in the community to move to more appropriate housing.
See SSLP Policy SS2
Employment Land 
Objective: Protect existing employment land, encourage local business to expand and provide opportunities for new start-ups, consistent with our vision.

Policy Intent: The existing industrial businesses and premises in East Coker at the …Lane site, should be retained and allowed to expand. 
Due to the poor transport links in the west of the Parish further industrial expansion should be limited at this location??
The may also be opportunities to relocate expanding businesses within the planned Keyford site, where employment land is allocated.
Businesses that enhance tourism are to be encouraged, as they also benefit local people by providing new or improved facilities as well as employment opportunities in the locality. 
There is high quality agricultural land in and around East Coker and so farming and agriculture should be supported as a key industry as well as more intensive use through for example market gardening and through diversification into tourism and farm shop enterprises on suitable sites.
See SSLP Policy EP4: Expansion of Existing Businesses in the Countryside. 
Policy EP5: Farm Diversification. 
Policy EP8: New and Enhanced Tourist Facilities. 

Best Use of Land 
Objective: 1. To follow the national policy of encouraging effective use of brownfield sites, for both employment and housing, subject to material environmental and heritage considerations.



2. Protect the Parish’s Best and Most Versatile Agricultural Land. 
Policy Intent: A high proportion of the land in the parish has been classified as the Best and Most Versatile Agricultural Land; Grade 1, 2 & 3A. The community through consultation has expressed its desire to protect and retain this land.
SSLP has a strategic objective that it will retain a viable agricultural base with high quality local food production, reducing the need for imports and food miles.
It is intended to establish a policy that gives clarity to the issue of Best and Most Versatile Land specifically related to the Parish of East Coker, expanding upon the NPPF, retaining such land for agriculture, unless exceptional circumstances dictate. There has already been such a loss in the Keyford area, for what were considered exceptional circumstances as part of the Local Plan strategy. These being the required expansion of Yeovil, so further loss of such land within East Coker should be resisted. 

Protecting & Enhancing Community Facilities & Amenities 

Objective: To ensure that sufficient community and leisure facilities are maintained to serve the Parish, including allowing for the opportunity for expansion of existing facilities and/or new provision, as may be required in the future and to support the retention of the East Coker Primary School.

Policy Intent: The current leisure and community facilities provide the opportunity for the community to meet and they encourage interaction between age groups within the Parish.  All these amenities have a positive effect on the social and physical well-being of residents. It will be important to maintain and develop these services to support the Parish’s long-term vision. For these reasons the Neighbourhood Plan seeks to encourage initiatives to develop ever-improving recreation and community facilities, with a specific policy referring to the key community facilities. The retention of the school is fully supported, with the increasing need for pre-school provision and therefore housing suitable for young families would also be supported subject to planning considerations.    
See Local Plan Policy EP15: Protection and Provision of Local Shops, Community Facilities and Services.

Young people and new facilities 
Objective: East Coker Parish Council will ensure that all new development and payments derived from development schemes, support provision of adequate social and recreational facilities for all sections of the community to secure the long term future of community facilities that supports the quality of life in the parish.. 

Policy Intent: Currently the parish of East Coker has a variety of social and recreational facilities that are well supported by the local community. These provide opportunities for integration, development of skills and entertainment and have a positive impact on the parish. The well supported nature of these facilities shows that they offer and mean a great deal to the local people. For this reason the Neighbourhood plan seeks to ensure that the current and indeed future facilities are maintained and developed for the benefit of all parishioners across all age groups.

Flood risk 
Objective: East Coker Parish Council will identify and work with organisations including South Somerset district Council,  Somerset County Council, the Environment Agency, Wessex Water and local landowners to ensure that the impact of flood risk is minimised. 

Policy Intent:  
An exercise will be conducted to evaluate areas in the parish which are prone to flood risk. Organisations and agencies such as Somerset County Council, the Environment Agency and others will be consulted as part of this exercise. The identified areas will be assessed in terms of the probability of flooding and the impact on homes, businesses, roads, agricultural land and communications. Recommendations will be made in order to minimise the impact of flooding, whilst utilising available resources appropriately eg provision of sandbags, clearing blocked drains, etc. The mechanism for reporting and recording incidents will be reviewed to ensure the most effective response to flooding in the parish. Appropriate communication channels will be utilised to raise local awareness of flood risk.
It is anticipated that this policy will lead to more effective management in reducing flood risk and responding to incidents in accordance with prioritised local needs.

Infrastructure and facilities 
Objective: Encourage the retention and enhancement of retail provision in the village through the positive promotion of these facilities.

Policy Intent: Our existing retail providers bring more than services and goods to the villages and parish. They increase the facilities and social opportunities for the community to meet; they encourage interaction across the age range and they provide local facilities which are not easy for all parishioners to access further afield. All of these benefits have a positive impact on the health and well-being of local residents.
 Emphasising the importance of these services in the parish’s long term vision is essential, and opportunities exist to improve the range of services on offer. For these reasons, the Neighbourhood Plan seeks to protect and support existing retail provision and encourage appropriate future provision with the involvement of the Parish Council, taking use of external funding opportunities where they exist.
[bookmark: _GoBack]

Appendix - Extract Adopted SSLP
Rural Settlements
Overview
0. Rural Settlements are considered as locations where there will be a presumption against development unless key sustainability criteria can be met. This is explained in Policy SS2. These settlements will no longer have identified development areas and will be considered to be within the open countryside for planning purposes.

0. This approach does not preclude development; indeed the NPPF promotes sustainable development in rural areas, with housing and employment to be located where it enhances or maintains the vitality of rural communities.

0. Future delivery of housing and economic activity in rural locations needs to carefully balance the sustaining of communities against protecting and enhancing the rural environment. The rural lifestyle provided by the many small villages and hamlets in South Somerset is one of the unique qualities of the district, and in turn, creates a range of challenges and opportunities that require delicate management.

0. Evidence indicates that rural areas experience higher property prices and corresponding issues associated with housing affordability. These areas are usually populated by an increasingly aged population, and can suffer from socio-economic effects stemming from rural isolation, a low-wage economy, and poor transport (especially public transport) links. At the same time, these areas provide attractive, tranquil environments prompting a higher quality of life, support diverse and innovative economic activity, and foster a strong sense of community.

0. Reflecting on the Taylor Review (2008)46 and the NPPF, it is clear that a thriving rural community in a living, working countryside depends, in part, on retaining local services and community facilities such as schools, local shops, cultural venues, public houses and places of worship. Rural housing plays a crucial role in maintaining the viability of these local facilities.

0. Furthermore, it is important that planning does not pre-determine the future of rural communities by only assessing communities as they are now and not what they could be. In too many places this approach writes off rural communities in a ‘sustainability trap’ where development can only occur in places already considered to be in narrow terms ‘sustainable’. The question that should be asked is: “how will development add to or diminish the sustainability of this community?”. This requires a better balance of social, economic, and environmental factors together to form a long term vision for all scales of communities.

0. Policy SS2 seeks to ensure the development needs of Rural Settlements can be met, whilst restricting the scale of such growth to be consistent with the spatial strategy of focusing development at Yeovil, the Market Towns, and the Rural Centres.

0. The Rural Settlements tier of the settlement hierarchy covers a range of settlements that vary widely in size, role, function, local priorities, and constraints. Therefore, the interpretation of Policy SS2 will depend on applying these factors in considering proposals at each individual settlement; for example a proposal that is acceptable in one of the larger Rural Settlements such as Templecombe, which has a relatively strong employment function and good sustainable transport links with the presence of a railway station, will be different to a smaller Rural Settlement such as Compton Dundon which does not have these features.

0. Applications for new development in Rural Settlements will need to include necessary supporting evidence to justify that the criteria of Policy SS2 have been met. Such proposals should be based upon meeting the needs of the Rural Settlement in question, and should undergo early engagement and preferably demonstrate support from the community, consistent with the Government's 'localism' agenda. Clearly the more types of development a proposal contains the more broad based a case can be made for sustainable development.

0. Given that Policy SS2 is starting from the premise of no development unless certain conditions are met, the evidence for development being of a strong sustainable nature is particularly important to provide. Furthermore the local community is best placed to determine local need and what will make their settlement more sustainable and there will be an expectation that development proposals have either come from the local community, or been tested and checked through local consultation and engagement.

0. There may be occasions when nearby settlements effectively provide local services for each other, acting as a 'cluster', meaning a case can be made for development in one settlement to meet the needs of the cluster. In these cases, clear evidence of the functional service relationship between the settlements will be needed.

0. The following sub-headings provide further explanation on meeting the three key criteria for the types of development that will be appropriate in Rural Settlements i.e. employment, local services and housing.

Employment Opportunities
0. The NPPF47  states that policies should support sustainable economic growth in rural areas to help overcome the unfulfilled economic potential in rural communities, tackle an over-reliance on traditional low paid employment and under-employment, and help limit skilled workers having to move elsewhere for work. The Heart of the South West Local Enterprise Partnership has identified rural enterprise as a key workstream working in conjunction with the Rural Growth Network.

0. Some examples of employment opportunities that are likely to be acceptable in Rural Settlements include starter units to support individuals or small companies, workshops, and businesses that require a rural location e.g. farm diversification, tourism (see Policy EP5 and EP7 and EP8 for further detail).

0. The scale of employment development that is acceptable in Rural Settlements will vary depending on the size and nature of each settlement. Policies EP4 and EP5 provide further detail on how applications for economic development in the countryside will be assessed.

Local Services and Facilities

0. Accessible local services that meet community needs and support well-being are vital to creating strong, vibrant and healthy communities. The NPPF48 supports the delivery and safeguarding of community facilities and services allowing established facilities to develop and modernise.

0. Policy SS2 therefore generally supports proposals to create or enhance community facilities and services in Rural Settlements – this could include local shops; community halls; pubs; health and social care facilities; cultural, sports, recreation, faith and education facilities. It should be noted that there is a clear link between the provision of housing and employment and securing current and future facilities and services. The inter-relationship should be clearly explained in any application for development in Rural Settlements.
Housing

0. The NPPF states that policies should take into account the need to provide housing in rural areas, in order to enhance or maintain their sustainability; and although the focus should be on existing towns and identified service centres, some new housing should be provided to meet identified local need in other villages49.

0. It is important to ensure that the occupiers of new homes in Rural Settlements are able to live as sustainably as possible by having easy access to basic facilities that provide for their day to day needs. Therefore, new housing development should


47 NPPF Paragraph 28 (March 2012)
48 NPPF Paragraph 69 – 78 (March 2012)
49 NPPF Paragraph 54 – 55 (March 2012)
only be located in those Rural Settlements that offer a range (i.e. two or more) of the following services, or that provide these within a cluster of settlements:-
18. local convenience shop;
18. post office;
18. pub;
18. children’s play area/sports pitch;
18. village hall/community centre;
18. health centre;
18. faith facility; and
18. primary school.

0. In simple terms it is not realistic to expect a small hamlet with few services to be made a more sustainable location through new development.

0. Housing proposals should also, where possible, demonstrate how they would support existing facilities. The NPPF states that to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.

0. Housing proposals will need to fully explain how they contribute to meeting local need. This could be via delivering affordable housing, low cost market housing, or a different form or type of housing which is in limited supply for locals (e.g. small bungalows for elderly local households to move to and remain in the village, or two bedroom accommodation for young households). It will generally be expected that affordable housing is included as part of housing schemes proposed at Rural Settlements. The NPPF gives greater flexibility for local councils to set their own approach to delivering housing in rural areas. This includes considering whether allowing some market housing would enable the provision of significant additional affordable housing to meet local needs.

0. Residential proposals in Rural Settlements will be expected to achieve a better overall variety of housing in the settlement and result in a more balanced community with better prospects for local people to obtain affordable housing and/or access a wider range of market housing and have regard to Policy HG5, Policy  HG3 and Policy HG4

0. Policy SS5 sets out the scale of housing development that should be delivered in the Rural Settlements tier of the settlement hierarchy.

POLICY SS2: DEVELOPMENT IN RURAL SETTLEMENTS

Development in Rural Settlements (not Market Towns or Rural Centres) will be strictly controlled and limited to that which:
· Provides employment opportunities appropriate to the scale of the settlement; and/or
· Creates or enhances community facilities and services to serve the settlement; and/or
· Meets identified housing need, particularly for affordable housing.

Development will be permitted where it is commensurate with the scale and character of the settlement, provides for one or more of the types of development above, and increases the sustainability of a settlement in general.

Proposals should be consistent with relevant community led plans, and should generally have the support of the local community following robust engagement and consultation.

Proposals for housing development should only be permitted in Rural Settlements that have access to two or more key services listed at Paragraph 5.41.


Delivery
0. The following delivery bodies will be key in implementing Policy SS2:
24. South Somerset District Council;
24. Town and Parish Councils;
24. Developers and Landowners; and
24. Registered Providers.

	Monitoring Indicator
	Target

	Net additional dwellings in Rural Settlements.
	At least 2,242 dwellings built in Rural Settlements over the local plan period.

	Housing developments in Rural Settlements.
	New dwellings only permitted in Rural Settlements with two or more key services.

	Level of community facilities or services in Rural Settlements (Rural Services Survey).
	Addition of new community facilities and services in association with development.

	Delivery of employment in Rural Settlements.
	Approximately 1181 jobs to be delivered over the local plan period.
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