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1.	Introduction

1.1	The aim of this paper is to bring together historic and future housing evidence to allow East Coker Parish Council to make proportionate evidenced based judgements on the future Parish housing requirement over the period of the Neighbourhood Plan.  

1.2	This paper does not seek to second-guess the outcome of the future early review of the SSDC Local Plan. It reflects evidence shown in the Local Plan and latest household projections evidence, as recommended by SSDC during the consultation. Whilst land in the Parish is detailed in the Housing and Employment Land Availability Assessment (HELAA)[footnoteRef:1] SSDC makes it clear that it does not mean the land identified will be allocated for development. It is a tool to inform the District Council of land availability in South Somerset.   [1:  South Somerset HELAA dated February 2017] 


1.3	Changes in Government and Local Authority polices might effect future housing requirements within the Parish.  

1.4	The paper explores the following: 

· The relationship between housing and population in the Parish and District
· The place of the Parish within the context of South Somerset Local Plan 2006-2028
· Latest 2014 household[footnoteRef:2] and population projections[footnoteRef:3] and how these might relate at Parish level [2:  2014 Based Household Projections for England and Local Authority Districts]  [3:  2014 Based Sub National Population Projection for Local Authority Districts  ] 

· The SMHA October 2016 and the SSDC Monitoring Report September 2016

1.5	Where the housing/population evidence relates to Local Authority level the evidence has been extrapolated to give meaningful data at Parish level.    

1.6	The paper draws on a range of sources to establish a proportionate and appropriate evidence base in which to make informed decisions about East Coker’s future housing requirements. It is not the intention to identify affordable housing need per se but more to build a picture of the Parish and to provide a sound rationale basis for an “at least” housing requirement by 2028.    

1.7	In developing this paper due regard has been given to Strategic Policies of the Local Plan and the NPPF/NPPG. 

1.8	The conclusions in this paper need to be balanced against the views expressed during the Neighbourhood Plan consultations. 





2.	Background

2.1	The East Coker Parish long term housing requirement is linked to the South Somerset Local Plan and its Strategic Housing and Economic Policies as well as the latest up to date housing, population and employment evidence.  

2.2	The East Coker Neighbourhood Plan (ECNP) process commenced in February 2013 and South Somerset District Council (SSDC) approved the Plan application in September 2013. The development of the ECNP has run concurrently with the SSDC Local Plan, taking into account the Local Plan Strategic Policies.

2.3	In March 2015 SSDC published its adopted Local Plan, which demonstrated a five-year land supply; therefore Local Plan Policies provided the direction when considering planning applications. In September 2015 SSDC advised that they could no longer demonstrate a five-year land supply and therefore housing policies were out of date and less weight might be applied to the Strategic Housing Policies. As of May 2017 SSDC remains unable to demonstrate a five-year land supply. 

2.4	SSDC’s Planning Policy Officers have indicated that the land supply issue is complex and is linked to under delivery, due in part to lower demand and slower than expected economic growth. 

2.5	It is within this challenging background that East Coker Parish Council has been undertaking its Neighbourhood Plan work. 

2.6	Within East Coker Parish there are designated rural settlements; it is one of over 100 Parishes in South Somerset that comes under SSDC Local Plan Strategic Policy SS2. This policy aims to limit development in rural settlements to that, which is sustainable and meets local need.  

2.7	The lack of a five-year land supply has put pressure on rural settlements, with significant increases in planning applications. Currently the SSDC Monitoring Report[footnoteRef:4] recognises that there has been an over commitment of development in rural settlements.   [4:  SSDC Authority Monitoring Report September 2016] 


2.8	SSDC advised in their consultation response to the Parish that it has begun to prepare for an early review of the Local Plan, but it is understood this is not expected to be delivered until 2020. The SSDC Authority Monitoring Report shows a significant under delivery of housing to meet the Local Plan target.   

2.9	The Local Plan housing requirement was economically led based on the District Council’s future economic aspirations and historic trend/data. In preparing the Local Plan SSDC relied on pre 2014 projections.  

2.10	SSDC provided feedback on the draft neighbourhood plan in December 2016 and the 2017 regulation 14 during the consultation process. SSDC have recommended using the latest up-to-date 2014 household and population projections as part of the evidence base in assessing the housing requirement in East Coker.  

2.11	To make a reasoned judgement on the future housing requirement of the Parish the following research has been undertaken:

· Age Profile, housing mix and household composition of East Coker Parish.

· Assessment 1 – The Future housing requirement based on SSDC Strategic Housing Policies and Local Plan. 

· Assessment 2 – The Future housing requirement based on the ONS 2014 Household Projections and 2014 Sub National Population Projections.

· Assessment 3 - Consideration of SSDC’s Authority Monitoring Report dated September 2016 and the Strategic Housing Market Assessment (SHMA) dated October 2016[footnoteRef:5].    [5:  Somerset SHMA dated October 2016] 

.
3.	Rural Settlements and East Coker in Context

3.1	The South Somerset Local Plan has a strategy to limit housing growth in rural settlements and focus growth in other areas.   To put this in context the plan growth of 2,242 dwellings across the rural settlements over the 22-year Local Plan period, this equates to 14% of new housing growth.  

3.2	The percentage of households in East Coker Parish accounts for approximately 3.11% of rural settlement households (based on South Somerset 2011 Census Parish Profiles).    

3.3	East Coker Parish is predominately rural and includes both rural settlements and a proportion of urban edge.  It would be reasonable to expect the Parish housing growth rate to be higher than smaller rural settlements but lower than the district average growth rate.   

4.	Age Profile – Comparison of East Coker Parish with the District

4.1	The District and East Coker age profiles changed between the 2001 and 2011 censuses, the rounded figures are detailed in Table 1:  

Table 1 – Age Profile

	Age Range
	South Somerset 2001
	East Coker 2001 
	South Somerset 2011 
	East Coker 2011

	0-15
	20%
	16%
	18%
	13%

	16-64
	61%
	60%
	61%
	55%

	65+
	20%
	25%
	22%
	32%


 
Source: South Somerset District and East Coker Parish Profile from 2001 and 2011 Census data

4.2	It can be seen that the change in age profile of East Coker Parish was more dramatic than the District.  The 2014 projections[footnoteRef:6] show that an increasing percentage of the population in South Somerset will be over 65. Past trend indicates the change would be more significant for Parishes like East Coker (Rural Settlements) than urban areas. Account will need to be taken regarding the future age profile of the Parish, when considering the type and level of housing required in the future.  [6:  ONS 2014 Sub National Population Projections] 


5.	Accommodation Type – Comparison of East Coker Parish with the District

5.1	To ensure balanced communities in the future it is important to understand the housing mix and if the balance in a community is about right. Table 2 compares East Coker housing mix with that of the district. 

Table 2 - Accommodation Type

	Dwelling Type
	District Number
	District Percentage
	East Coker Number
	East Coker Percentage

	Detached
	24,593
	34%
	500
	63%

	Semi Detached
	22,543
	31%
	150
	19%

	Terrace
	17,662
	24%
	123
	15%

	Purpose Built Flats
	5,763
	8%
	1
	>1%

	Converted/Shared
	1,543
	2%
	16
	2%

	In commercial building
	674
	1%
	1
	>1%

	Temporary Structure
	632
	1%
	5
	1%

	Total
	73410
	100% (rounded)
	796
	100% (rounded)



Source: South Somerset Parish Profile data

5.2	It can be seen that the Parish is weighted towards larger properties when compared with the District. Whilst this is not unusual in rural areas, the percentage is high. 

6.	Household Composition – Comparison of East Coker with the District

6.1	The household composition in East Coker’s 2011 Census shows a greater percentage of over 65’s households when compared to South Somerset. This difference is similar to the 2001 data.  Household composition is detailed in Table 3. 





Table 3 – Household Composition

	Household Composition

	
	Parish Count 2011 
	Parish % 
	South Somerset % 

	One person household 
	295 
	30.4% 
	34.1% 

	Any type of household – all aged 65 and over 
	267 
	27.5% 
	20.6% 

	Married/Civil Partnership 
	303 
	31.2% 
	28% 

	Cohabiting couple 
	45 
	4.6% 
	7.4% 

	Lone parent household 
	34 
	3.5% 
	6% 

	Multi-person household 
	27 
	2.8% 
	3.9% 



Source: South Somerset Parish Profile data

6.2	Overall, considering tables 1-3, a clear picture emerges that East Coker has a greater percentage of over 65’s in comparison with the District and the gap is growing. It also shows a significantly larger percentage of detached dwellings than the District and with an average number of bedrooms per dwelling in East Coker at 3.1 in comparison to Somerset at 2.9[footnoteRef:7] it would indicate older couples/individuals continue to remain in the family house after the children have grown up.   [7:  East Coker Parish 2011 Census Profile] 


6.3	The challenge for both the Parish and District Council is to ensure residential planning provides for a balance between appropriately sized affordable housing for young families (who wish to remain in their communities) and housing that is more suitable for an ageing population (who also may wish to remain within their community). In this context it is important that new development in East Coker takes account of the need to accommodate both young local families as well as older members of the community who wish to downsize, but remain in the community. This could assist in freeing up larger family properties.  

7.	Assessment 1 - based on the Local Plan 

7.1	This assessment was predominately related to the Local Plan and 2011 census data. It took the District’s 2011 census data (relating to population and dwelling stock) from the Local Plan and also the Parish 2011 census data in order to establish a common baseline. It identified the District’s percentage growth in housing and population between 2011 and 2028.  

7.2	The assessment then considered the relationship between East Coker and other areas of the District within the context of SSDC Local Plan Strategic Housing Policies, which limits development in rural settlements.  Having established the approximate district growth between 2011 and 2028 the Parish Council decided on a growth figure that reflected its desire to grow, but lower than the district average. It took some account of current planning applications.  

7.3	The Parish Council concluded that based on the SSDC Local Plan growth projections and the Parish’s aspirations, a population growth figure of up to 8.5% might be justified for East Coker, delivering up to 65 new dwellings. 

Note: It should be noted that this assessment was based on the future employment projection and housing requirements that under pinned the Local Plan, which is now out of date.  

7.4	The calculation used the baseline population and dwellings at the 2011 census from the Local Plan and projected out to 2028. The District housing number at 2028 was the District Council’s Local Plan figure of 15,950 new dwellings. It also used the District Council’s assessed figure of 2.1 persons per household by 2028 (which is low compared to latest household data).  Table 4 illustrates District data while Table 5 projects the Parish requirement based on 8.5% growth.  

Table 4

	District data 
	Population
	Dwellings
	Percentage Increase in Population

	2006 Start of Local Plan Period
	
	68,000
	

	2011 Census
	161,243
	73,375
	Baseline data in Local Plan

	2028 Projected
	176,295
	83,950
	9.33% or 0.55 per annum



Table 5

	East Coker Data
	Population
	Dwellings
	Percentage increase in population

	2011 Census
	1667
	796
	

	2028
	1809
	861
	8.5% growth in population



7.5	The figure for East Coker under this assessment was based on a consideration of growth options based on Local Plan growth projections. These have limitations as they were strongly based on historic trend data, with periods of significant growth and recession.  

8.	Assessment 2 - based on the latest Office of National Statistics (ONS) 2014 Projections

8.1	This assessment considered data from the ONS 2014 Household Projections and 2014 Sub National Population Projections (as recommended by SSDC Planning Officers). Whilst it was not possible to drill down directly to find Parish level data it was possible to extrapolate information from Local Authority level to give some meaningful East Coker specific data; this was done by looking at the District’s household data in 2011 and the Parish household data taken from the 2011 census.  The assessment looked to see if the proportion of households in East Coker (as a percentage of the district) varied between the 2011 Census data and the 2014 Household Projection data. The difference was insignificant at Parish level and therefore it was considered sound to use the 2011 census data and 2014 household projections in tandem. 

8.2	The 2011 Census identified 740 households in East Coker Parish and number of households stated in 2011 East Coker Parish Census represented 1.06% of the 69,883 households (at the 2011 point) shown in 2014 Household Projections for South Somerset. The 2014 household projections identified the projected new level of households in the District by 2028. The strategic housing policies within the SSDC Local Plan limits housing growth in rural settlements (including those within the East Coker Parish). Based on these policies a reasoned assumption is that East Coker Parish would represent a lower proportion of District housing compared with the 2011 figure.  

8.3	The future household and housing stock figures for East Coker are based on various factors including rural settlement growth as a proportion of District growth, the future average persons per household and the level of vacant dwellings. 

8.4	The 2014 Household Projections show that between 2011 and 2028 the District growth in households is projected to be 9,888 (approximately 12.4%). Based on the Local Plan strategy for rural settlements the Parish’s assumption is that East Coker’s households will likely grow at a lower rate than the District household growth. An assumption is made that the East Coker proportion of district households would fall from 1.06% to 1.03% by 2028.  This assumption is based on the Local Plan rural settlement target figure of 2,242 (14% of the 15,950 Local Plan housing requirement). This takes into account that there is an element of urban fringe in the Parish.  

8.5	The other consideration is that the average person per household (APPH), for East Coker is lower than the District average (it is also likely to be lower by 2028). The 2014 projections show the District average at 2.17 by 2028, East Coker is currently about 0.02 lower and therefore it assumes a figure of 2.15 by 2028. This would mean that future housing requirements in East Coker should take this into account.  

8.6	The 2014 household projections shows District households for 2011 at 69,883. The 2011 census data for East Coker shows 740 households, which accounts for 1.06% of the district total. The 2014 Household Projection at 2028 shows 79,711 District households, East Coker households are assumed to account for 1.03% of district total also due to strategic housing policies.  Table 6 summarises the assumptions made. 









Table 6

	2011- District figures from 2014 HH projection
	2011 - East Coker figures from Census
	Percentage of District

	69,883 Households
158,152 Household Pop
(2.27 PPH)
	740 Households
1,667 Household Pop
(2.25 PPH)
	1.06% (Households)
1.05% (Population)

	2028 – Projected District Households
	2028  - Projected East Coker Households 
	Percentage of District

	79,771 Households
173,067 Household Pop
(2.17 PPH)
	822 Households
1,767 Household Pop
(2.15 PPH)
	1.03% (Households)
1.02% (Population)




Total Housing Stock 

8.7	In the 2011 Census East Coker had 56 unoccupied dwellings. This was an unusually high figure compared with the 2001 Census of 18, which is 2.21% against South Somerset’s figure of 2.8%. The high 2011 census figure was most likely an effect of recessionary pressure, the CLG Vacant Dwellings tables[footnoteRef:8] show a rising trend during the recessionary years 2008 to 2011 and falling thereafter. The SSDC Empty Homes Strategy report shows SSDC’s clear intention to reduce the percentage of empty dwellings by taking positive action.  The latest SHMA report projected that South Somerset would have approximately 3.4% unoccupied dwellings by 2039. It is reasonable to assume a 2.5% figure for East Coker at 2028. This figure is considered reasonable given the difference in percentage between East Coker and the District percentage at the robust 2001 census point. A figure of 2.5% will be used to establish a total dwelling stock figure.  Table 7 illustrates how the East Coker 2028 Housing Stock is derived.  [8:  CLG – Vacant dwellings by Local Authority – Table 615] 


Table 7

	Households @2028
	2.5% unoccupied dwellings
	Total Housing stock @2028

	822
	21
	843



Total housing stock in 2011 was 796 dwellings; based on the 2014 Projections and the assumptions this should rise to 843 by 2028. 

9.	Assessment 3 – SSDC’s Authority Monitoring Report Sept 2016 and Strategic Housing Market Assessment (SHMA) Oct 2016

9.1	Consideration has been given to the Authority Monitoring Report of September 2016 and SHMA October 2016 to inform the Parish Council on current housing and economic data and to assess if this information makes a material change.   

9.2	It was noted that the District Council’s evidence, from a range of sources, shows employment and economic growth lagging behind that anticipated in the Local Plan. The Local Plan housing was based on a jobs-led plan and the future District-wide housing requirement was based on employment growth of at least 11,250 new jobs between 2006 and 2028. 

9.3	The reports show a lower future jobs growth rates between 2014-2030 than achieved between 2000-2014, the latter (2000-2014) covered periods of strong and weak growth.  The projected growth is lower than that used to inform the Local Plan. The SMHA suggests that if SSDC continue to use a future jobs led plan the level of housing growth would be 589 dwellings per annum against the Local Plan requirement of 725 per annum. 

9.4	Within the various reports there are future projections on population, employment and housing growth. As these reports are the latest produced for the District Council it is considered relevant when balanced against the Local Plan, the 2014 household projections and the 2014 sub-national population projections. 

9.5	The SHMA derived a range of scenarios for housing need for each District including South Somerset. This is a comprehensive document and discusses a variety of scenarios and evidence. The document recommends using the 2014 Household projections plus their assessed 10-year migration trend analysis and then an element as an allowance for concealed households. The summary detailed in figure 2 of the SHMA summary[footnoteRef:9] is shown in Table 8 below for easy.  [9:  Somerset – Strategic Housing Market Assessment October 2016] 


Table 8
Upper End of the range for Objectively Assessed Need – including allowance for concealed households (per annum housing need 2014-39)

 
	Projection Scenario
	South Somerset

	10 Year based migration trend projection + 2014-based Sub National Household Projections headship rates
	597

	Annual Allowance for concealed households
	10

	Total OAN (upper end of the range suggested)
	607 


9.6	The Neighbourhood Plan period covers 2016 -2028 which is a shorter period than the SHMA. Data relating to the Parish has been taken from the 2011 Census, as this is the most robust baseline point down to Parish level. Whilst there is a difference in timeline the impact on the result is considered insignificant at Parish level.  Table 9 brings together the District household data and extrapolates this to East Coker Parish level adding a figure for unoccupied dwellings. 





Table 9 

	Projection
	District Households 
	East Coker Households (1.03% of District at 2028) 
	East Coker Dwelling Stock at 2028 (2.5% unoccupied rate)

	CLG 2014 Household Projection at the 2011 point. 
	69,883
	740
	NA 

	CLG 2014 Household Projection (HH) for 2028
	79,771
	822
	843 (822+21)

	10 year Migration trend + CLG 2014 HH (@ +11% over 2014 projection) for 2028
	80,848
	833
	854 (833 + 21)



9.7	Considering where East Coker Parish fits into the wider South Somerset District an assessment of SHMA confirms that the Parish is predominately in the Rural Village/Dispersed Classification with an element on the Rural/Urban fringe.  It is likely that the effect of the 10 year migration trend will have less impact on the Parish housing requirement than the wider District as the percentage of migrants in the Parish is significantly lower compared to the District figure. Between the 2001 and 2011 censuses the population of the Parish fell by 35 or -2%, which is a strong indicator that inward migration over that 10-year period was not a relevant housing issue at Parish level. 

9.8	To achieve a robust figure for Parish housing an adjustment of the 10 Year Migration Trend Scenario would need to be made as this scenario considers East Coker has similar migration trend impacts as the District’s urban areas. Evidence in the census support a lesser migration trend impact for the Parish therefore a 2028 housing stock figure that sits between 843 and 854 is the most likely. An assumption would need to be made to establish a target figure. While the Parish is predominately rural it does have an urban edge, which needs to be taken into account, therefore a figure towards the higher end would be reasonable.  A robust figure emerges for East Coker; this is a total housing stock of 850 by 2028. This is an increase in housing stock of 54 dwellings between 2011 and 2028. 

9.9	The SHMA report argues that the 10-year migration trend is very much at the top end and it might present “Duty to Cooperate” issues if unrealistic housing targets drove migration growth, which might adversely impact growth in other areas.   

9.10	It is unlikely that the Hinckley project will have an impact on East Coker in terms of housing due to location and it is therefore not considered.   

9.11	The District reports clearly show the enormous challenge to create the environment for jobs growth, thus housing growth. This is borne out on the ground by the under delivery of new homes against the Local Plan requirement due in part to the lack of demand driven by slack economic and employment growth. 

9.12	The SHMA concludes that a District annual housing target of 720 is not realistic going forward as this was based on historic economic trend data. The emerging view of the Objectively Assessed Need for the District (over the period 2014-2039) should be 607 dwellings annually, a slower rate of District housing growth than shown in the Local Plan.    

9.13	In the monitoring report SSDC recognise the danger of over development in rural settlements and the need to control such development so as not to detrimentally impact on other policies. In this context it is important that East Coker has a robust plan to give certainty to planners, developer/landowners and the community. 

9.14	The most optimistic scenarios within these reports indicate future housing need at levels lower than detailed in the Local Plan.   

10.	Summary 

10.1	The first assessment was based on the evidence underpinning the Local Plan. This was to a great extent based on historic trend data. SSDC in formulating its Local Plan used a cautionary approach to the use of latest data, sighting the recession of 2008-2010 as an abnormality.  The evidence SSDC used to formulate its Local Plan has increasingly become out of date and is significantly less reliable now as evidenced in the recent SHMA.  

10.2	The second assessment relates to latest evidence in the 2014 ONS Projections as required by NPPF/NPPG. The information in the District Council’s AMR of September 2016 supports the view that the evidence in the Local Plan has become increasingly out of date and future economic/employment growth is unlikely to meet the growth levels that underpinned the Local Plan assumptions. This is supported by the under provision against Local Plan requirement in both jobs and homes. 

10.3	The third assessment looked at the SSDC AMR and SHMA both produced in the autumn of 2016. The data underpinning this work reflects the relationship between South Somerset and the other Districts in Somerset. It looks at a range of latest projections and balances these against past trend data. In terms of presenting up to date evidence this appears to be robust. It should be given weight when considering a Parish housing requirement.   









10.4	As referred to in this paper adjustment has been made when relating District data down to rural parish level. The adjustments made for East Coker Parish are considered robust, based on reasonable and proportionate evidence. 

A synopsis of the three assessments in this paper are shown in Table 10 below:

Table 10 – Synopsis of Assessments 1, 2 and 3

	Assessment
	Total Housing Stock @ 2028
	Increase from 2011 census of 796 dwellings

	1. Local Plan Assessment
	861
	65

	2. 2014 Projections (adjusted for parish) 
	843
	47

	3. 2014 + 10 year migration trend (adjusted for parish)
	850
	54




11.	Conclusion

11.1	It is concluded that based on latest evidence and conforming with the Local Plan Strategic Housing Policies the housing stock in the Parish of East Coker (excluding Keyford) should increase by at least 54 dwellings between 2011 and 2028. To ensure the Neighbourhood Plan housing requirement remains up to date it should be reviewed within 5 years and if necessary adjusted to take account of future evidence. 
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