
 
LDF PMB and MAG Officer Group  

 
Core Strategy Workshop 2 

 
Housing and Employment and Miscellaneous Policy Issues 

 
 
1. Housing - Density 
 
Issues raised in consultation - see housing density discussion paper dated 28 April 2011.(attached 
to this Core Strategy Workshop 2 agenda) 
 
Recommendations 

• Delete Draft Policy HG2.  
• Amend Policy EQ2: Design by the addition of a criterion and relevant supporting text to 

address making the most efficient use of land whilst taking into account the surrounding 
spaces and landscape and give consideration to the inclusion of some of the PPS3 density 
criteria (paragraph 46). 

• Add supporting text making the link to density criteria in paragraph 46 of PPS3. 
 
Reasons – The discussion paper demonstrates that there is a diverse range of net dwelling 
densities within South Somerset. In order to meet the demands of the housing market and to 
accord with PPS3 there is a need to provide a mix of housing types and tenures at a variety of net 
dwelling densities, depending on the character and location of the proposal. Draft Core Strategy 
Policy HG5 seeks to achieve that mix of market housing type and tenure based on the evidence in 
the Strategic Housing Market Assessment. National guidance is clear that to achieve the objective 
of sustainable development, proposals should make the most efficient use of land whilst 
considering the impact on the character of the locality, with higher densities being located in places 
close to community facilities with public transport connections. All these factors can be addressed 
through the development management process.  
 
It is recognised that developers will not seek to bring forward proposals that are not economically 
viable which in turn would suggest that they would seek to make the most efficient use of the land 
at their disposal. PPS3 no longer includes the national indicative minimum density it is therefore 
considered that it is no longer necessary or appropriate to retain Draft Core Strategy Policy HG2, 
instead net dwelling density should be addressed by the addition of a criterion/criteria within draft 
Policy EQ2 Design and supporting text making the link to paragraph 46 of PPS3.  Para 46 of PPS3 
establishes relevant criteria to inform density policy  and include 

- level of housing demand, need and availability of sites 
- infrastructure and services available locally including open space 
- efficient use of land 
- accessibility 
- local area characteristics 
- detailed design considerations 

 
2.Housing - Affordable Housing 
 
Issues raised in consultation – see affordable housing discussion paper dated 28 April 2011. 
.(attached to this Core Strategy Workshop 2 agenda) 
 
Recommendations  

• Retain an affordable housing target of 35% and a threshold of 6 or more dwellings with the 
proviso that this may require amendment as a result of the outcome of the Infrastructure 
Delivery Plan (IDP)..  

• Amend the corresponding area to 0.2 ha for all settlements,  



• Insert supporting text clarifying that Affordable Rent forms part of the 33% Intermediate 
Affordable Housing category except where HCA funding is secured for a scheme, when all 
the affordable dwellings will then be expected to be Affordable Rent. 

 
Reasons - It is considered that the SHMA1 the SHLVA2 and the SHLVA Annex provide a robust 
evidence base to justify the targets and thresholds for affordable housing proposed in the Draft 
Core Strategy. The SHLVA Annex suggests that the corresponding area equivalent based on a 
threshold of six dwellings should be 0.1 ha (based upon 60 dwellings per hectare (dph)). Draft 
Policy HG4 shows this being applied in the Yeovil Urban Extension, Yeovil and Market Towns but 
increases the area to 0.2 ha in Rural Centres and Rural Settlements, this is based on a net 
dwelling density of 30 dwellings per hectare. The density research paper suggests moving away 
from setting specific densities for specific settlement types instead opting for a development 
management led approach. The research paper findings show an average net density across the 
sample survey of approx. 28 dph, with the imminent demise of the RSS and the move away from 
very high density flatted development it is considered that an area based on 60 dph may be 
optimistic it is therefore suggested that a corresponding area of 0.2 ha across all settlements would 
be more appropriate.  
 
The target of 35% is reasonable in terms of need and viability. The use of the SHLVA and future 
documents ensures that a flexible approach to development viability to delivery is taken. Where the 
threshold of 6 results in an unviable scheme as a result of other planning obligations or site 
constraints the open book approach can be applied. With regards to the Community Infrastructure 
Levy (CIL), for the time being the CIL Regulations exclude affordable housing, which continues to 
be negotiated through the use of Section 106 agreements however the S106 element is still a 
matter for debate nationally.  The Infrastructure Delivery Plan will provide information on site 
viability and will present an indication of the level of CIL and the level of affordable housing and 
how the one will or may affect the other.  A definitive recommendation on affordable housing target 
will need to await this final viability assessment. 
 
The Government’s recently stated aspiration for market rents to be achieved on affordable housing 
schemes has required supporting text to clarify how the Council will apply the concept in relation to 
achieving affordable housing (on affordable housing to be achievedsits both with and without 
Homes and Communities Agency funding as the agency require market rentals as a pre requisite 
of grant award). 
 
3. Previously Developed Land (PDL) for new housing development 
Issues raised in consultation - see PDL land paper dated 4 May 2011 .(attached to this Core 
Strategy Workshop 2 agenda) 
 

• 30% is too low and should be amended to reflect national policy, which states 60%. 
• The Government has announced its’ intention to remove the centrally imposed target of 

60% of development on previously developed land. However a very significant proportion of 
development is expected to continue to take place on previously developed land. Targets 
are expected to be determined locally 

• The removal of garden plots from the PDL category will also affect the proportion of new 
housing built on PDL. 

 
Recommendation 

• No change 
 
Reasons 

• The Draft Core Strategy target of a minimum of 30% of new development on PDL was 
derived locally from figures for housing completions and commitments during the first three 

                                                 
1 Strategic Housing Market Assessment, February 2009 
2 Strategic Housing Land Viability Assessment, February 2009 – Annex May 2010 



years of the Core Strategy period, and predicted levels of brownfield land use for the 
residual housing requirement up to 2026.  

• The figures for PDL v greenfield development have now been updated to reflect the latest 
Annual Monitoring Report and support the conclusions made in the Draft Core Strategy 
consultation document.  

 
4. Employment Land 
Issues raised in consultation - see detailed paper delivering new employment land paper  
 
4 broad issues:- 

• Economic projections unrealistic 
• Policy doesn’t take into account non B use classes for employment projections 
• Job number target per settlement would be appropriate 
• Employment opportunities should reflect housing growth and be concentrated though rural 

economic development to encourage local employment opportunities. 
 
Recommendation 

• Amend draft Policy SS5 (Delivering New Employment Land), EP14 (Convenience and 
Comparison Floorspace in Yeovil), individual settlement sections “What will the Core 
Strategy Deliver?” and supporting text to reflect revised economic projections 

• No land be identified for non B-Use Class activities (other than retail capacity in the retail 
policies). 

• Amend draft Policy SS5 to include the following: 
o Number of new jobs by settlement (with B and non B uses identified) for individual 

Market Towns and Yeovil, but a combined figure for the Rural Centres and Rural 
Settlements, and Amount of traditional employment land (B Use) in hectares by 
settlement for all settlements. 

o The supporting text to draft Policy SS5 is revised to identify the anticipated amount 
of traditional employment land in floorspace terms (in sq m) by settlement. 

 
• Amend draft Policy SS5 to ensure policy delivers balanced employment and housing 

growth, with employment taking the lead, to reflect the emphasis on economic-led 
development on a per settlement basis, see Appendix 1. 

 
Reasons 
 
5. Open Space Standards 
Issues raised in consultation - see open space standards discussion paper dated 4 May 2011. 
.(attached to this Core Strategy Workshop 2 agenda) 
 
Recommendations 

• Revise policies HW1 and HW2 to remove specific standards and cross refer to the aims 
and objectives as stipulated in the published evidence and in particular the Council’s Open 
Space Strategy (2011-2015), the PPG17 Assessment and the Strategy for Sport and Active 
Leisure in South Somerset 2006-12 

 
Reasons  

• The delay in publication of the evidence base for Draft Core Strategy policies HW1 and 
HW2, and the subsequent comments received, has highlighted not only the importance of 
the Standards set but also the way in which these Standards have been updated during the 
course of this process. The existing guidance, PPG17 is currently responsible for setting 
standards for provision for sport, leisure and open space. Changes in the Government and 
their indication that the National Planning Policy Framework will replace all of the existing 
planning policy documents will inevitably lead to revisions to the standards being carried 
out within the next few years. The Open Space Strategy is adopted until 2015 at which 
point it will need to be reviewed. 



• The discussion paper demonstrates the way in which the Standards change to reflect the 
priorities of local need. Draft Core Strategy Policies HW1 and HW2 seek to ensure the 
provision of high quality facilities that will benefit the health and well being of the local 
population and the requirements of that provision will depend upon the character and 
location of the proposal. This needs to be clearly identified in a revised policy but by not 
including the Standards in these policies, it will allow for greater flexibility to adapt the 
Standards as the evidence base is reviewed and updated. This will reflect the changes in 
legislation and allow for the on going adaptation of requirements that emerge as policy and 
requirements change.  There will be a requirement to consult widely on documents 
presenting standards and this is current Council policy. 

. 
6. Addressing Climate Change  
Issues raised in consultation – see report addressing climate change dated 4th May 2011 .(attached 
to this Core Strategy Workshop 2 agenda).  Much of the issues relate to renewable energy matters. 
 
 
In view of the number of issues and amendments suggested, the recommendations and reasons 
for them are tabulated below.  
 

Recommendations Reasons 
1. Make suggested minor word 
amendments to Policy EQ1. 

To help clarify the policy. 

2. Await further clarity and 
announcements from the Coalition 
Government on the energy hierarchy, 
definition and delivery of zero carbon 
homes, and allowable solutions – make 
any necessary amendments to EQ1. 

To ensure the policy is consistent with up 
to date national Government position. 

3. Retain reference to large scale 
development requiring 10% reduction in 
CO2 emissions from decentralised and 
renewable or low carbon energy sources, 
but clarify that this is in addition to 
Building Regulations requirements.   

To continue promotion of decentralised 
and renewable or low carbon energy, 
whilst addressing the concerns of 
potential inflexibility and lack of 
consistency. 

4. Refer to interest in solar farms and 
local energy generation in supporting 
text, and outline the latest Government 
position on this e.g. ‘feed in tariff’ is being 
reviewed, but currently due to reduce 
from April 2012. 

To better reflect local circumstances, and 
the latest Government position. 

5. In supporting text explain that the area 
of search to which the sequential test for 
flooding (PPS25) will apply will be 
determined on merit in relation to the 
nature and location of the proposal, but 
will be district wide unless justified 
otherwise by the applicant. 

To provide greater clarity on the 
application of the flooding sequential test.

6. Add reference to the flooding 
exception test and explain relationship 
with sequential test (bullet point 6). 

To fully reflect the strategic approach to 
directing development away from sites 
that flood. 

7. Make amendments suggested in 
Brackett’s Coppice Habitat Regulations 
Assesment (now received and 
coinfirming the Core Strategy’s 
compliance to regulations provided minor 
mitigating proposals and provisos are 
added to several policies 

To ensure EQ1 is compliant with the 
Habitats Regulations 



8. Local Development Scheme review in 
autumn 2011 to be referred to in 
supporting text to consider the merits of 
producing a Renewable Energy SPD. 

To ensure suggested SPDs are 
considered. 

 
 
7. Appropriate Assessment 
Issues raised in consultation – see response to RSPB criticism of the Habitats Regulations 
Assessment .(attached to this Core Strategy Workshop 2 agenda) 
 
 
Recommendations 

• Do not agree with RSPB objections to the findings of the Somerset Levels and Moors HRA, 
subject to final confirmation by Royal Haskoning consultants who will be reviewing the HRA 
at ‘Publication’ stage of the Core Strategy.   

 
Reason 

• Two key statutory consultees on biodiversity issues – Natural England and Somerset 
County Council – did not have any criticisms of the Somerset Levels and Moors HRA.  
Disagree with RSPB’s criticisms and its recommended mitigation measures. 

 
 



Appendix 1 Revised Policy  
 
Policy SS5 Delivering New Employment Land 
 
The Core Strategy will deliver as a minimum……………. 
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