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1. Introduction 

In order to assist in the smooth running of the reconvened Local Plan Examination, the original 

Statement of Common Ground, prepared to assist the Examination in May 2013, has been updated.  

The aim for this second statement is to provide an update which relates to the revised proposal for a 

smaller scheme at Keyford and to consider the new issues that have been raised through the 

consultation process, with a view to helping focus discussions at the hearing. 

This statement aims to highlight the essential elements of the Keyford site to assist the Inspector in 

getting a clear indication of the comprehensive material available for this proposed allocation within 

the plan.  The aim is that this statement should include clear cross referencing to existing material.  

The contents of the statement should also include:- 

1. What evidence remains relevant and how it should be used 

2. What further evidence may be needed at a later stage in the planning process 

3. What are the critical areas of agreement between the parties subject to this statement. 

 

In addition to the original Statement of Common Ground (prepared in April 2013), a preliminary 

Development Framework Statement was submitted to the Council as part of the representations to 

the Proposed Main Modifications in January 2014.  More work has been carried out on this 

Development Framework which, although still a working document, has now been submitted in an 

updated version as an appendix to the Pegasus representations to the Inspector on 23 May 2014.   

 

Work is also currently at an advanced stage on the preparation of a planning application for the 

Keyford site.  As part of this preparation, a two day community consultation was held on 3rd and 4th 
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April 2014 at the Red House, Public House, off the Keyford roundabout on the Dorchester Road. A 

copy of the handout used at the consultation forms Appendix 1 to this statement, and the Version 2 

Masterplan for the site forms Appendix 2.  

 

Meetings to discuss the Keyford site have also taken place with the East Coker Parish Council, the 

Barwick and Stoford Parish Council, South Somerset District Council and Somerset County Council as 

part of the preparation of the planning application. 

2. Description of Site 

 The new smaller Keyford site is one of two Sustainable Urban Extensions planned for Yeovil 

in the 2006-2028 Local Plan, the other being at Mudford on the north-east of the town. 

 Keyford lies in the parish of East Coker, to the south west of the town of Yeovil. The site 

covers an area of approximately 42 hectares and derives its name from the locality in which 

it is situated. 

 The Keyford site lies to the south east of the East Coker Road and Lower East Coker Road, 

where it immediately abuts the southern urban edge of Yeovil. The site lies to the north of 

Placket Lane and Pavyotts Lane.  It adjoins the A37 Dorchester Road along its north-eastern 

edge, and also at its south eastern corner where it meets the Keyford Roundabout adjacent 

to the Ivel Barbarians Rugby Club. 

 The site is predominantly open farmland. It lies just below the crest of an east-west ridge 

and comprises the middle part of a south facing dip slope.  The site is roughly bisected by a 

bridleway known as Tarratt Lane which runs in a north south direction through the site from 

East Coker Road to Pavyotts Lane, and which forms part of the Monarch’s Way. 

 There are two small recently planted copses within the eastern part of the site, and 
substantial hedgerows and tree belts alongside Tarratt Lane and around some of the field 
boundaries. 

 

3. Present Use of the Land 

 The Keyford site is currently used primarily for agricultural purposes. Large fields 
predominate, and the farming practices comprise a mixture of arable and pastoral activity. 

 

 However, it is acknowledged that for well over 30 years, the land making up the northern 
half of the Keyford site has been owned or controlled the Noel Family who have promoted 
their land for development throughout this period. For over 20 years the southern half of 
the site has been owned or controlled by the Bishop family (local housebuilders since 1968), 
who have similarly promoted their land for development. 

 
 
4.  Land Control 

 

 The land forming the proposed 800 dwelling Keyford site extends to about 42 hectares. 



29.05.14 

 

 In terms of land control, the site is entirely owned and controlled by an informal consortium 

known as the Keyford Landowners made up of Noel Property LLP, Wessex Farms Trust and 

other Bishop interests. 

 

 The land directly adjoins the A37 (to the east) at both the Keyford Roundabout and the Two 

Tower Lane junction.  The Keyford Landowners own the necessary land adjoining each of 

these junctions to derive a suitable access to the Keyford site at each location.  

 

5. Planning History 

 The Keyford site has significant relevant planning history.   

 The part of the Keyford site now proposed for ‘built’ development was promoted by the 

Keyford Landowners at the last South Somerset Local Plan Inquiry in 2001.   

 This earlier area, ‘the 2001 Site’, comprised the entire current 800 dwelling proposal shown 

on the concept Masterplan, but omitted the now proposed Informal Open Space triangular 

field in the south-west corner of the site, and the large balancing pond area to the south of 

Pavyotts Lane. 

 The 2001 site extended to about 35 hectares and was recommended by Mr Fenton, the 

Local Plan Inspector, in his 2003 Report for release as a mixed-use Key Site in order to 

increase the overall housing and employment numbers at Yeovil.  At the time, however, the 

District Council wished to carry out its own assessment of the need for further housing and 

complete a review of the options available. Following this review, it considered further a 

housing allocation for Yeovil unnecessary, and declined to implement Mr Fenton’s 

recommendation in respect of Keyford. 

 Following the Inspector’s positive recommendation in his 2003 Report,  Pegasus on behalf of 

the Keyford Landowners prepared a detailed Environmental Statement comprising a full 

range of specialist studies including Landscape and visual impact, Ecology, Archaeology, 

Transport, Noise, Air Quality, Land Quality and Ground Conditions.  It also examined the 

potential constraints to development across the site and the surrounding area.  In the event, 

no planning application was submitted but much of the information collected continues to 

remain relevant. 

 Similar studies were subsequently undertaken in respect of the 40 acres of land south of 

Pavyotts Lane, and to the south west of the Keyford Roundabout for a proposal for a new 

warehouse facility for Screwfix, Yeovil’s second largest employer.  This application was 

submitted, and proceeding positively, when it was withdrawn due to Screwfix deciding to 

locate this new facility in the Midlands.   

 Much of the information collected in respect of the 2001 Site and the Screwfix site remains 

available and relevant in respect of the current 800 dwelling Keyford proposal. The data 
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from these two exercises has therefore informed the documentation for the current Keyford 

site. 

 
6. Preparation of a Planning Application  
 

 The Keyford Landowners have commissioned consultants to prepare an early planning 

application for the Keyford site with a view to the delivery of housing at Keyford starting 

within a 4 year time horizon i.e. before 2017/18.  Work on the planning application is well 

advanced and it is anticipated that the application will be submitted to the District Council 

shortly.  

 A comprehensive range of new technical studies have been completed as part of the 

requirements for the planning application, in accordance with the Scoping Opinion from the 

District Council (16th May 2014). 

 

 Community Consultation took place earlier this year when a two day exhibition was held at 

the Red House, Public House (adjacent to the Keyford roundabout) on 3rd and 4th April 2014.  

At the consultation event a concept masterplan for the Keyford site was displayed, and local 

residents were encouraged to give their views on how the land at Keyford might be 

developed.  Since the consultation, a second version of the masterplan has been prepared 

which addresses many of the points raised.  

 

 A more targeted ‘follow-up’ public consultation exercise is planned with the houseowners 

immediately adjoining the Keyford site (ie. those living along East Coker Road, Lower East 

Coker Road and Yeovil Road).    

 

 A number of pre-application meetings have also taken place with officers of South Somerset 

District Council, Somerset County Council, Statutory Authorities and local Parish Councils.  

 
 
7.  Sustainability 
 

 In his 2003 Report following the 2001 Local Plan Inquiry the Inspector, Mr Fenton, 

commented generally on the sustainability credentials of the Keyford 2001 site, comparing it 

favourably with Brimsmore, Lufton and Lyde Road, the other Yeovil Key Sites in the 2001 

Local Plan (see Appendix A of the Statement of Common Ground May 2013 and Core 

Document 149, page 458 – 462).  The area proposed to be built in the current 800 dwelling 

Keyford site matches the proposed built area of the 2001 site.  

 

 The Council undertook a full Sustainability Appraisal (SA) in conjunction with the current 

Local Plan, which represented the culmination of a long process including an SA dealing with 

the Strategy Growth Options. The SA set out, in a structured way, an assessment of the 

whole plan and the individual policies against set sustainability criteria.  It also assessed the 

selected allocations against other potential development options, and, at the time, 
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considered that the larger 2500 dwelling Yeovil SUE, as included in the submission version of 

the Local Plan, was the most sustainable solution. 

 

 However, following the Examination in May 2013 the Inspector produced his Preliminary 

Findings Report in July 2013, in which he identified three significant issues in relation to 

soundness of the Local Plan, one of which related to the SA in respect of the Yeovil Urban 

Extension. 

 

 In August 2013, as a result of the Inspector’s Findings, the Council commissioned Enfusion 

Ltd to provide specialist, independent services to undertake the additional SA work needed 

to address the soundness of Issue 1 (SA of Yeovil’s Strategic Growth Options).  The additional 

work is set out in the Strategic Growth Options for Yeovil SA Report (30th October 2013), 

SSDC Sustainability Appraisal Addendum Report Non-Technical Summary (March 2014) and 

the Sustainability Appraisal Addendum Report (March 2014) produced by Enfusion. This 

work gave rise to the change from a single Sustainable Urban Extension for Yeovil, to two 

smaller SUEs, one of which is planned for Keyford. 

 

 In response to the consultation on the Proposed Main Modifications, Pegasus raised 

objections about the SA process and the scoring adopted.  The key  issues raised in these 

objections have since been addressed , although it is agreed that there are still some issues 

in respect of the scoring and these are set out in the representations submitted by Pegasus 

and summarised in the SA Addendum Repot Appendix (March 2014).. 

 

8.  Access 

 

 Since the earlier Hearing Sessions, the District Council have commissioned the highways 

consultants Parsons Brinckerhoff to consider the traffic impacts of the smaller 800 dwelling 

Keyford scheme on the wider Yeovil highway network, using the Yeovil Strategic Traffic 

Model 2, a SATURN based model. The work was commissioned to ensure that the impact of 

the revised development scenario of two smaller Urban Extensions for Yeovil, one at Keyford 

and one at Mudford was acceptable. 

 

 The Yeovil Sustainable Urban Extension - Traffic Modelling Non-Technical Forecasting 

Addendum Report 3 was produced in February 2014.  This showed that, in traffic capacity 

terms, that smaller Keyford site could be accessed satisfactorily from two access points on 

the A37, as follows. 

 

  A Southern Access, by means of a roadway forming a fifth arm from the existing 60 metre 

diameter Keyford Roundabout, which leads into the south east corner of the site.  

 

 A Northern Access, into the north-eastern corner of the site by means of an alteration to the 

right left staggered junction on the A37 Dorchester Road where Two Tower Lane and the 

roadway known Little Tarrat Lane meet the A37. The proposal here would be to create a 

new curving road into the site using the existing junction on the west side of the A37, and to 
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then re-shape Little Tarrat Lane to meet this new site access in a new ‘T’ junction.  Some 

comment at the public consultation and at the subsequent meeting with East Coker Parish 

Council suggested that Little Tarrat Lane could be closed to vehicular traffic to stop cars rat-

running westwards to the A30 via Turner’s Barn Lane.  Such a restriction would not affect 

the operation of access to and from the Keyford site.  

 

 The Highway Authority (HA) has participated in a comprehensive exercise analysing the 

traffic from potential development options.    

 

 The earlier single 2500 dwelling site to the south of Yeovil was considered to have 

approximately the same impact as the other options tested in highways terms.  The smaller 

800 dwelling Keyford site is likely to have a lower impact on the immediate highway 

network. The highways impacts and mitigation will be determined as part of the planning 

application process. 

 

 Attached at Appendix 3 is a letter from SCC regarding the Horsey Roundabout improvements 

which will ease congestion on Hendford Hill,  SCC are proceeding with the works, 

construction is due to start in June/July 2014 subject to programming. 

 

9.  Bus Links 

 

 The proximity of the Keyford site to Yeovil town centre, and to Agusta Westland (the town’s 

largest employer), the Lynx and new Bunford employment areas is acknowledged and 

further improvements to the convenience of the site can be achieved by the introduction of 

better public transport links to serve the new development and existing properties on the 

south side of Yeovil.  

 

 It has been agreed with the District Council’s Transport Strategy Officer that bus services for 

Keyford should build on existing bus services already running in the area. The 212, which 

runs along the A37, and the N8, which runs along Yeovil Road, would be diverted into the 

site, then out to connect the site with the town centre and the Lysander Road employment 

areas. This should improve the viability of the services, benefitting both existing residents 

and occupiers of the Keyford site.   

 

10.  Footpath/Cycleway Links with the wider area 

 

 It has been agreed between SSDC and the Keyford Landowners to develop footpath/ 

cycleway links off-site to enable the Keyford site to better connect with the wider area.  

 

 Footpath links to Tarratt Road and Lower East Coker Road are shown on the Masterplan. 

 

 An improvement to the link between the Lovers’ Lane footpath and Southwoods has been 

designed to improve the existing gradient, and to make the path safer. 
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 A link with the existing public footpath across the Aldon estate is being investigated, and a 

meeting with the owners has taken place. 

 

 An improvement to Placket Lane is being considered as an east-west cycleway. 

 

 An improved link to Barwick is also being considered. 

 

 SSDC and the Keyford Landowners acknowledge that some of the above proposals would 

only be suitable for more active people. However, the Lovers’ Lane route is reasonably well 

used at present, and further improvement to the link should encourage this use to increase. 

 

11. Heritage/Archaeology  

 An archaeological desktop study of the entire Keyford site has recently been undertaken 

(2013).  In addition, full geophysical survey data is available for the 800 dwelling Keyford site 

made up of a survey of the land south of Pavyotts Lane which was carried out when this area 

was being considered for the Screwfix building (referred to earlier), together with a recent 

survey (2013) of the remainder of the site north of Plackett Lane and Pavyotts Lane.  The 

result of these combined surveys does not reveal any significant archaeological potential 

that is likely impact adversely on development.  If further investigations reveal heritage 

assets that need to be preserved in situ, such features can be incorporated within open 

space areas proposed within the development without adversely affecting the overall 

deliverability or implementation of the scheme. 

 A Scheduled Monument (a Roman villa) lies in a field north of Dunnock’s Lane, outside the 

south-west corner of the Keyford site.  Adjacent to this, in the extreme south west corner of 

the Keyford scheme, is a large triangular field (5.6ha) which is designated as Informal Open 

Space on the Masterplan, and not planned to be developed in any way.  With built 

development only planned to start north of Placket Lane (and beyond the triangular field), it 

is considered that development of the Keyford site will not harm or adversely affect either 

the Scheduled Monument or its setting and that no substantial harm would result from the 

proposed development to this nationally important asset.  

 

 It is agreed by the Somerset County Council Senior Historic Environment Officer (SHEO) and 

the landowner’s archaeological consultants, CgMs Consulting that following a programme of 

archaeological evaluation, the archaeological interest of the remainder of the Keyford site 

can be secured by an appropriate mix of in-situ preservation and archaeological 

investigation. The scope of the evaluation will be agreed with the SHEO prior to any intrusive 

investigations taking place and any mitigation strategies will be agreed with the SHEO 

following production of the results of the evaluation.     

 It is agreed by English Heritage Assistant Inspector of Ancient Monuments, in consultation 

with the Somerset County Council Senior Historic Environment Officer and the landowner’s 

archaeological consultants, CgMs Consulting that the detailed approach to safeguarding the 
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archaeological interest of the site and the future management of the Scheduled Monument 

will evolve in parallel with the development of the Masterplan for the site. Subsequently the 

SHEO for Somerset County Council issued an Archaeological Issues Paper for the South 

Somerset Local Plan Proposed Main Modifications (PMMs), which outlines the potential 

heritage issues and required works for the site. The approach and strategy are consistent 

with our agreed approach, and presents no fundamental constraints to the development of 

the site. Furthermore this document and approach also has the support of English Heritage 

(see Appendix 4 EH PMM letter dated 9th January 2014). 

 An assessment of designated (listed) buildings, Historic Parks and Gardens and Conservation 

Areas and their settings, in the vicinity of the smaller 800 dwelling Keyford site has now 

(2013) been carried out.  It is agreed between the District Council’s Conservation Team and 

the landowners’ heritage consultants, CgMs Consulting, that the significance of these assets 

can be secured without substantial harm by appropriate measures incorporated into an 

illustrative masterplan.  In this regard, in a further recent meeting (May 2014) with an officer 

of the SSDC Conservation team, a further small amendment to the Masterplan was agreed in 

relation to the boundary of the proposed development with the garden of the listed building 

Keyford House.     

12. Ecology 

 Similarly, preliminary ecological investigations (2005, 2013 & 2014) have been carried out 

across the proposed Keyford site to identify the existence of protected species.  Some 

protected species are present, particularly badgers, but overall the intensive farming across 

the site limits the opportunity for these species to colonise areas other than the field 

boundary zones. As a consequence, where protected species are identified, their treatment, 

if any, would be dealt with in accordance with accepted principles used by Natural England 

in connection with urban extensions.  The retention of most hedgerows is an important 

aspect of the scheme, and these will be incorporated within the overall design features of 

the development. 

13. Land Quality 

 The old Ministry of Agricultural, Fisheries and Food One Inch plans showed all of the sites 

around Yeovil as “best and most versatile”, and the MAFF designation for the whole of the 

larger YSUE 2500 dwelling site (which included the smaller Keyford site), was Grade 1. 

 

 In 2001 and 2014 the developers (through Pegasus) instructed consultants to further 

investigate the quality/type of soil that is present at Keyford.  The consultant has concluded 

that the soil is Grade 2 and not Grade 1.  It is important to emphasise that the District 

Council has made its assessments on the basis that the land is Grade 1 and it will be for the 

developer to present any other information directly to the Inspector.  

 

 Natural England has not objected to the loss of Grade 1 agricultural land in consultation on 

the Proposed Submission Local Plan or the Proposed Main Modifications. 
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 High quality agricultural land affects much of the periphery of Yeovil and represents a 

potential and general consideration to development around the town. However the need for 

most development to be focused at Yeovil because of its sustainability advantages including 

good proximity to jobs and services so that journey links are either made by non-vehicular 

means or by public transport means that this factor needs to be weighed in the overall 

balance. 

 

 It is agreed that it will be for Pegasus to present the results of the 2014 further soil analysis 

to the Inspector at the examination.    

 

14.  Flood Risk 

 

 The site has been subject to a strategic Flood Risk Assessment as part of the preparation of a 

planning application.  The FRA demonstrates that none of the developed part of the site will 

be situated in either Flood Zones 2 or 3, which means the site is not susceptible to flooding.  

 In terms of surface water disposal, the site is large enough and contains sufficient areas of 

open space to provide adequate attenuation to ensure that any surface water discharged 

from the site is limited to greenfield run off levels. The current Masterplan (Version 2) for 

the site shows a large balancing pond south of Pavyotts Lane. 

 The specific representations from the Environment Agency in May 2013 to Q6.1 of the 

Inspectors questions were attached to the Statement of common Ground in May 2013. 

15.  Landscape 

 Presently, the landscape of the site is characteristic farmland comprising open, urban fringe 

arable field and with some grassland on the upper levels. The land falls away gently from a 

high point on the northern edge of the site and abuts existing residential development on 

the south side of Yeovil. Within the site there are a number of existing landscape features, 

including a green lane, two small blocks of woodland and a number of trees. Hedgerows 

form the perimeter to the large arable blocks of land, and border both edges of the green 

lane within the site, and the lanes to the south of the site. 

 All these features are being retained to form integral elements within the proposed 

development, as they will help the proposal to fit comfortably into the existing landscape 

and townscape.  

 The landscape design philosophy for the site recognises the more open nature of the 

western half of the site and this area has been designed as a series of three large stepped 

‘terraces’, with belts of planting between each successive terrace. Sports pitches planned as 

the primary use on the highest terrace.   

 The landscape strategy for the proposed development ensures that the appearance of the 

scheme is acceptable through the creation of an attractive landscaped urban environment 

which mitigates longer distance views of the development from the south. 
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16.  Other Issues 

 Detailed studies of other aspects such as noise and air quality undertaken following the 2001 

Public Inquiry in relation to the Keyford site, and updated in 2014, show no constraints likely 

to inhibit the implementation or deliverability of the Keyford site.    

 The 2014 noise assessment, to support the imminent planning application, reveals that the 

site is suitable for the proposed development, although some mitigation of traffic noise is 

recommended. The noise impact from any increased road traffic is considered to be minor. 

Noise from the proposed commercial development would not cause any significant impact 

to existing and future residential areas and no material mitigation measures are necessary. 

An acoustic barrier in the form of a fence along the eastern boundary of the site would 

effectively mitigate noise generated by the A37 road traffic. 

 The Masterplan shows a quiet use (extra care dwellings and garden) for the land south of St 

Margaret’s Hospice. Noise levels at the hospice would be lowered as a result of the 

development, once the acoustic fence along the A37 is in place.  

 

17.  Viability and Deliverability 

 Pegasus and the Keyford Landowners are working closely with the District Council in the 

preparation of the planning application to ensure that it addresses all the relevant policies in 

the Local Plan. The extensive studies carried out to date reveal no indication of any 

impediments to development. 

 The Version 2 Concept Masterplan demonstrates that the site can provide the Council’s 

requirement of about 800 dwellings, together with the appropriate land for employment 

(2.58 hectares), a neighbourhood centre, care home and other supporting social 

infrastructure e.g. a new primary school, health centre, strategic open space and movement 

corridors, i.e. all the relevant requirements needed for delivery within the Plan period to 

2028. 

 

 In viability terms, there appear to be no abnormally high costs of delivering the Keyford 

scheme. Unlike other urban extensions, Keyford does not require significant improvements 

to offsite highways, as most of the necessary infrastructure is already in place. Ground 

investigations have shown soil conditions to be generally constant across the Keyford site 

area.  Apart from some steeper western parts of the site, it is therefore unlikely that there 

will be any need for anything other than standard house foundations across most of the site.   

Sufficient capacity is available in local gas, water, electric and telephone services to allow an 

early site start while strategically sized service media is brought to the site. 

 

 In terms of deliverability, Charles Bishop Limited has been a significant residential developer 

in South Somerset and beyond for over 40 years.  With experience of delivering a number of 

large housing and industrial developments, the company personnel are capable and 

committed to bringing forward the Keyford site for development as quickly as possible.  The 

Noel family, who own Keyford House, have been involved in the Keyford Landowners 

consortium for over twenty years.  They were actively involved in the promotion of the site 





Public Consultation

April 2014

KEYFORD
 South Yeovil

The Red House Public House
 Thursday 3rd April (2pm-7.30pm)
 Friday 4th April (10.30am-4pm)

Introduction
The land at Keyford lies immediately west of the A37 Dorchester 
Road and some 1.6km to the south of Yeovil town centre. Although 
the site forms part of the parish of East Coker, it lies approximately 
1.6km north of the village itself, and adjoins the urban edge of 
Yeovil along the East Coker Road and Lower East Coker Road, 
along its north west boundary. The area proposed to be developed 
extends to some 37 hectares (92 acres).

Background
The site is one of two areas on the periphery of Yeovil chosen 
by the South Somerset District Council to act as the focus for 
development for the town in the period up to 2028 (A consultation 
event for the other area, at Mudford, has already taken place). The 
Keyford development will comprise the following main elements:

•  about 800 houses made up of a variety of dwelling types
• 2.58 hectares of employment land 
• a new primary school
• a neighbourhood centre with shops, offi ces, health centre, etc. 
• informal/formal play space – sports pitches, play areas, etc.
• structural landscaping and other green infrastructure

The Vision for Keyford
The proposed development at Keyford aims to:

•  be a development of distinctiveness and high quality 
architecture, with attractive open spaces, positively contributing 
towards the character of Yeovil

•   provide a range of housing, both market and affordable, as 
well as employment and other mixed uses focused upon a 
vibrant local centre with community facilities to include a 
new primary school, health centre and a care home

•   deliver a sustainable and sensitively designed scheme which 
incorporates valued aspects of the local landscape and 
biodiversity, whilst preserving the separate identities of the 
rural settlements of Barwick, East Coker and North Coker

Public Exhibition
A public information and consultation exhibition will take place 
at The Red House Public House (off the Keyford Roundabout), 
Dorchester Road on Thursday 3rd April (2pm-7.30pm) and Friday 
4th April (10.30am-4pm). The location of The Red House is marked 
on the plan overleaf. 

The exhibition will give local residents the chance to fi nd out more 
about what is happening and to give their views on how the land at 
Keyford could be developed.

We invite all comments by 25 April 2014

What Do You Think?
We would welcome your views on how the land at Keyford should 
be developed and hope that you will fi ll in one of the questionnaire 
forms, and talk to us at the exhibition to let us know what you think.

You can make your comments by:

•   Attending the exhibition and fi lling in a form
•   Completing and returning a form, or writing to:

 Land at Keyford Consultation
 Pegasus Group
 Querns Business Centre
 Whitworth Road
 Cirencester 
 GL7 1RT

We hope you will take the time to visit the exhibition where more 
information will be available. 

What Happens Next?
All the comments received will be fully considered in the preparation 
of a Planning Statement and Masterplan, which will accompany an 
Outline Planning Application to South Somerset District Council.

There will be further opportunities for the public to comment on the 
outline proposals when the planning application is submitted. 

Development Area Location Plan

YEOVIL

Crown Copyright. All rights reserved. Licence number 100022432

17757 Bishop Keyford Public Consultation leaflet.indd   1 27/03/2014   14:40



Keyford Site
Concept Masterplan

Football Pitches, a Multi Use Games Area (MUGA) 
and a Neighbourhood Equipped area of Play (NEAP) 
are planned in this triangular fi eld on the edge of the 
development. The area would eventually be adopted 
and maintained by South Somerset District Council and 
would form a publicly owned ‘green buffer’ on the south 
western edge of the development.

A Children’s Play Area (a Locally Equipped Area 
of Play or LEAP) is proposed on this green space.

A Vista to the Rose Tower on Barwick Park is planned from one of the streets on the 
eastern side of the Keyford development. This is one location where the vista is possible. 
An alternative is a point slightly further south, below of the existing copse.

The Public Footpath known as Tarratt Way, which 
forms part of the Monarch’s Way, runs in a north 
south direction through the centre of the site. It 
will be retained, as will the hedges along both 
sides of it.

An Employment Area for 
high quality business units.

The Radial Pattern of Roads keeps the length of walking 
and cycling routes to the Neighbourhood Centre to a 
minimum. The fact that most dwellings lie within 400 
metres (or less than 5 minutes walk) from the shops may 
encourage residents to leave the car at home and walk 
instead. The road network within the site will generally be 
designed to keep internal traffi c speeds below 20mph.

A New Footpath Link is proposed into the site 
from East Coker Road, close to its junction with 
Tarratt Road.

About 800 homes are planned for Keyford, made up of a variety of dwelling types, sizes 
and tenures. A proportion of these will be affordable housing.

Services in the form of Gas, Water, Electric, 
Telephone and Foul Surface Water Sewers will 
be provided to accommodate the needs of 
the development. The 33KV overhead electric 
cables presently crossing the site will be placed 
underground.

This Copse is the larger of two small copses on the site which were predominantly 
planted by the existing landowners some years ago. Both will be fully retained, and a 
footpath linking with the Tarratt Lane footpath is planned through this copse.

Existing Mature Trees will be used to provide 
the focal points of this public open space area, 
to provide ‘instant landscaping’ and give the 
development an immediate sense of maturity.

Avenues planted with trees on one or both sides 
are planned for a number of the more important 
roads within the site in order to give a greener 
feel. This new planting will help to break up the 
massing of the new development.

Grass Swales (shallow dry depressions 
within grass areas) will be used as part of 
the proposed Sustainable Urban Drainage 
System (SUDS) for the site.

The Southern Access to the site will be derived 
from a pre-planned new fi fth arm to be added to 
the Keyford Roundabout. The Red House public 
house and the dwelling known as Redmead 
will still be served off the existing Pavyotts Lane 
access, as will approximately 30 new dwellings 
on the Keyford site.

A Green Landscaped Buffer is proposed along the 
western boundary of the site facing the existing 
dwellings on Yeovil’s urban edge.

An Employment Area, for high quality business use (professional offi ces, etc.) will be 
provided at this prominent location, at the northern end of the site.

The Northern Access to the site will be derived from a re-shaping of the junction of 
Little Tarrat Lane and the A37 Dorchester Road.

A Primary School will be accessed directly from the 
Square, and its playing fi elds will be located to the south 
of the school building, at the south western edge of the 
Keyford development.

Bus Services will run to and from the neighbourhood 
centre, which will act as a focus for public transport.

The Neighbourhood Centre will be at the “heart” 
of the Keyford community. Shops, residential 
and offi ce uses will be located around a formal 
“Square” to create a real place with activity and 
character. The southern edge of the Square is 
planned to provide a “set down” and access for 
the new primary school and sports facilities. It is 
also envisaged that the Square would support a 
health centre and a care home. The design of the 
Square will provide a large south facing paved 
space which could be used for other activities 
such as a street cafe, farmers’ market, etc.

It is proposed that Placket Lane will be closed to 
vehicular traffi c at its southern end but will remain 
open to pedestrians and cyclists. Pavyotts Lane 
will remain open to vehicular traffi c.

The western end of Placket Lane will remain 
open to all traffi c to enable the Windsor Cattery 
and residential dwellings on the lane to be 
properly accessed.  However, in the vicinity of 
the new school and sports facilities entrance it 
is proposed that the lane would be closed to all 
but cyclists and pedestrians.

A Boulevard leading to The Square, with a vista to St Michael’s church, East Coker is 
proposed as a central feature within the site.

A Western Access to the site is planned via 
Lower East Coker Road.
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A Children’s Play Area (a Locally Equipped Area of Play or LEAP) is 
proposed on this green space.

A Vista to the Rose Tower on Barwick Park is planned from this street on the eastern 
side of the Keyford development.

The Public Footpath known as Tarratt Way, which forms part of the 
Monarch’s Way, runs in a north south direction through the centre of the 
site. It will be retained, as will the hedges along both sides of it.

An Employment Area for high quality business units.

A New Footpath Link is proposed into the site from East Coker Road, 
close to its junction with Tarratt Road.

Services in the form of Gas, Water, Electric, Telephone and Foul Surface Water Sewers 
will be provided to accommodate the needs of the development. The 33KV overhead 
electric cables presently crossing the site will be placed underground.

This Copse is the larger of two small copses on the site which were predominantly 
planted by the existing landowners some years ago. Both will be fully retained, and a 
footpath linking with the Tarratt Lane footpath is planned through this copse.

Existing Mature Trees will be used to provide the focal points of this public open 
space area, to provide ‘instant landscaping’ and give the development an immediate 
sense of maturity.

The Southern Access to the site will be derived from a 
pre-planned new fifth arm to be added to the Keyford 
Roundabout. The Red House public house and the 
dwelling known as Redmead will still be served off the 
existing Pavyotts Lane access, as will approximately 
30 new dwellings on the Keyford site.

A Green Landscaped Buffer is proposed along the western boundary 
of the site facing the existing dwellings on East Coker Road and Lower 
East Coker Road on Yeovil’s urban edge. Drainage Tanks under the 
landscaped buffer will be used as part of the proposed Sustainable 
Urban Drainage System (SUDS) for the site.

An Employment Area, for high quality business use (professional offices, etc.) will be 
provided at this prominent location, at the northern end of the site.

The Northern Access to the site will be derived from a re-shaping of the junction of Little 
Tarrat Lane and the A37 Dorchester Road.

A large Balancing Pond forming part of the Sustainable Urban Drainage System 
(SUDS) will be provided to the south of Pavyott’s Lane.  The pond will become a 
recreational feature and will also provide a permanent habitat for wildlife.

About 800 homes are planned for Keyford, made up of a variety of dwelling types, sizes 
and tenures. A proportion of these will be affordable housing.

A Boulevard leading to The Square, with a vista to St Michael’s 
church, East Coker is proposed as a central feature within the site.

The Radial Pattern of Roads keeps the length of walking and cycling 
routes to the Neighbourhood Centre to a minimum. The fact that 
most dwellings lie within 400 metres (or less than 5 minutes walk) 
from the shops may encourage residents to leave the car at home 
and walk instead. The road network within the site will generally be 
designed to keep internal traffic speeds below 20mph.

Football Pitches, a Multi Use Games Area (MUGA) and a Neighbourhood Equipped 
area of Play (NEAP) are planned on the high shoulder of land on the northern part of the 
development west of Tarratt Lane. The area would eventually be adopted and maintained 
by South Somerset District Council and would ensure that this more prominent area of 
the site in landscape terms would become a publicly owned green space in perpetuity. 
A Densely Planted Bank will be provided around the perimeter of the Sports Area.  
Development west of Tarratt Lane would eventually be seen below the backdrop of this 
planting, and existing higher planting north of the Sports Area and along Tarratt Lane.

A Care Home with a group of ‘extra care’ dwellings will be provided between St Margaret’s 
Hospice and the copse.  In order to respect the quiet and sensitive nature of the Hospice, 
the area directly south of the Hospice will be used for a private linear garden serving the 
Care Home, with single storey extra care dwellings facing the linear garden.

A Primary School will be accessed directly from the Centre, and its playing fields will 
be located to the north of the school building, at the southern edge of an existing copse.

Avenues planted with trees are planned for a number 
of the more important roads within the site in order 
to give a greener feel. This new planting will help to 
break up the massing of the new development.

The Neighbourhood Centre will be at the “heart” of the Keyford 
community.  Shops, residential and office uses will be located around 
an elongated “Square” to create a real place with activity and character.  
The northern side of the Square is planned to provide a “set down” and 
access for the new primary school.  It is also envisaged that the Square 
would support a health centre on its southern side. The design of the 
Square will provide a large south facing paved space which could be 
used for other activities such as a street cafe, farmers’ market, etc. Bus 
Services will run to and from the neighbourhood centre, which will act 
as a focus for public transport.

A New Footpath Link is proposed into the site from Lower 
East Coker Road, close to its junction with Sandhurst Road.

A Tree Screen will be planted on the northern edge of the triangular 
field in the south-west corner of the site, with the remainder of the 
field proposed as an area of Informal Open Space.  A notional green 
‘buffer zone’ will therefore effectively be created in the south west 
corner of the site by this 5.7 hectare (14 acre) triangular field coming 
into public ownership. The closest developed point of the Keyford 
site is 1.75km (comfortably over 1 mile) to the centre of the village 
of East Coker (measured to the Helyar Arms).

A wide formally Planted Bank is proposed to further break 
up the massing of the development west of Tarratt Lane.

Single Storey Dwellings backing onto a densely planted strip along East Coker Road.

Single Storey Dwellings facing the green landscaped buffer.

Single Storey Dwellings above a planted bank behind the 
four large bungalows on Yeovil Road.

More Formal Style Dwellings within the Planted Bank area.

Informal Rural Style Dwellings not exceeding 2 - 2½ storeys 
outside the Planted Bank area.

The western end of Placket Lane will be used as a bus access 
to the site through a camera controlled Bus Gate for use only 
by buses, pedestrians and cyclists. Placket Lane will remain 
open to vehicular traffic.

This Landscaped Strip provides a continuous green space 
between the Landscaped Buffer and the triangular field south 
of Placket Lane, effectively becoming a new wildlife corridor 
between these two areas.
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0117 975 0692 
ross.simmonds@english-
heritage.org.uk 
 
9 January 2014 

 
Dear Sir, 
 
 
South Somerset Proposed Submission Local Plan 
English Heritage’s Response to Proposed Main Modifi cations, November 2013.  
  
Thanks you for giving English Heritage the opportunity to comment upon the 
modifications.   
 
As a key stakeholder we welcome the opportunity to negotiate revisions to 
submission documents before they get to the EIP stage as we believe this is helpful 
to Planning Inspectors. 
 
Following discussions with South Somerset DC Officers, Steve Membery from 
Somerset County Council and colleagues at English Heritage a number of issues 
were raised regarding the Submission Local Plan; 

• The proposed location for the Yeovil urban extension. 
• The issue of looking at more then one site around the Yeovil periphery. 
• The wording and substance of Policy ENQ3. 

 
In addition, there were a number of minor changes were agreed to the text for the 
Objectives and Vision of the Submission Document to ensure its compliance with the 
NPPF.   
 
The proposed Modifications have addressed the points we have raised and as such 
we have no outstanding objections.  
 
We do advise however that careful note is taken of the County Archaeologists 
comments on the Modifications. We support these comments and they should inform 
the more detailed work that will need to be undertaken in later development phases. 
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Yours faithfully,  

 
 
Ross Simmonds 
Principal Planning Adviser  
 


