Langham Parish Council Response to Regulation 18 Local Plan Consultation; APPENDIX 12
Langham Infrastructure Assessment Report
Introduction
CCC’s decision to select Langham as a site for a strategic allocation of 910 new homes was clearly taken in the very latter stages of the evidence gathering for the Preferred Options Local Plan (Reg 18) presented to the Local Plan Committee at their 17th Feb 2025 meeting. For example, the CCC Infrastructure Audit & Delivery Plan Stage 3 Report (published 7th Feb 2025) utilised a growth scenario submitted to AECOM in November 2024, which included an allocation of 286 new homes in Langham. The CCC Transport Study (published 14th Feb 2025) undertook traffic modelling work based on a “long-list of potential housing allocations” which included “low” and “high” Langham scenarios of 100 and 450 homes respectively. This timeline strongly suggests a lack of robust evidence base to underpin the increased allocation of 910 homes.
Planning Practice Guidance on Viability states that “Considering the specific circumstances of strategic sites is important. Plan makers can perform site-specific viability assessments for sites that are vital for achieving the plan’s strategic priorities.” In support of this requirement, CCC have provided a brief deliverability analysis for the 10 largest site allocations in Colchester Whole Plan Viability Appendix 8 (published Oct 2025). However, the use of a generic set of common costing assumptions across all 10 varied sites seriously calls into question whether the specific circumstances of each site have in fact been realistically assessed. Para 9 of the Report does however state that “The Assessment for strategic Allocations is ongoing up to the Regulation 19 Period and will require consultation with landowners and stakeholders in order to conclude the full assessment.” Langham Parish Council would expect to be one of those stakeholders in that further full assessment process, but no such consultation has so far occurred in the 11 months since the draft allocation was first published in February 2025.
In the absence of any Langham-site-specific viability assessment having yet been reported by CCC, Langham Parish Council (LPC) has attempted to compile some preliminary evidence for submission as part of its response to the Regulation 18 public consultation exercise. The remainder of this report presents that evidence, which we hope will be useful to CCC as they develop their own site-specific-viability assessment of the proposed Langham strategic allocation.
Langham Infrastructure Delivery Requirements
The following list is not exhaustive, but attempts to identify the key local infrastructure elements that will be essential to underpinning a sustainable 910 home development within Langham. It excludes less place-specific general infrastructure requirements that will not be directly associated with Langham (eg. Secondary School provision and Potable Water Supplies etc.)
1. New Primary School
The CCC IADP stage 3 Report assessed that Langham Primary would be marginally capable of coping with the planned growth from 283 new Langham homes. The effects of 900 new homes were not assessed. The current school site is too small to allow for any significant building expansion, so a brand new much larger Primary School will need to be constructed somewhere on the proposed development site. This appears to be shown on the promoter’s layout plan and would effectively place a school near a school. It is doubtful that running two primary schools in such close proximity would be viable, leaving the existing established and highly regarded school vulnerable to closure.
2. Expanded Pre-School Provision
The current Pre-School uses a dedicated leased space within the Langham Community Centre building. It is currently operating at its maximum capacity with all recent applications having to be rejected. The most cost effective approach to provision of additional capacity may be an extension to the current building. An alternative possibility might be the re-purposing of adjacent space currently occupied by the Community Shop should the Community Shop becomes non-viable as a result of competition from the new larger Local Shopping Hub discussed below.
3. Local Shopping Hub (Mini-supermarket, Coffee Shop, Takeaway Food Outlet etc)
A district shopping centre would be required to support a strategic housing allocation of this scale.  This unwarranted urban form of development would effectively create a separate independent new settlement adjoining Langham. There appears to be no logic for having this type of development here, which would swamp and operate separately from the existing community. 
4. Upgrade/Replace Langham Sewage Treatment Works (WRC)
CCC’s Water Cycle Study clearly identifies the absence of any headroom for housing growth connecting to Langham WRC; the absence of any PR24 funding allocations for AWS to resolve this; and the absence of any long term upgrade plans at all in AWS’s DWMP covering the period out to 2050. The Study therefore recommends that any “development coming forward should be required to demonstrate available capacity at the WRC and the associated sewer network with AWS prior to submitting planning applications.” The costs of the required upgrade works will be very substantial, and subject to significant delay due to the long lead times associated with AWS’s 5 year Regulatory Price Review cycle. Introduction of a third party NAV solution to replace AWS could substantially mitigate these delays, and may also offer some competition-based cost reduction. However, such cost savings are likely to be modest given the common Water Framework Directive quality requirements that need to be met regardless of which sewerage undertaker is chosen. It is also likely that an on-site sewage treatment plant would be needed, requiring a significant land take to accommodate the infrastructure and likely extensive cordon sanitaire to mitigate odour and fly nuisance. This could restrict and reduce housing capacity making the scheme’s viability further questionable.
5. New sewer connection to WRC
As explained in more detail in LPC’s Langham Sewerage Services Report, Langham’s existing sewerage network is already subject to frequent hydraulic overload during wet weather, and any attempt to connect 900 new homes to the existing pipe network would result in frequent catastrophic sewage overflows around the village.
This is recognised in the Water Cycle Study recommendation that “development coming forward should be required to demonstrate available capacity at the WRC and the associated sewer network with AWS prior to submitting planning applications.” 
Funding will therefore be required (from either AWS, the developers, or both) in order to install a brand new sewer pipe between the 900 home site and the WRC (in addition, of course, to the usual new sewer network on the housing estate itself). Depending on the exact route chosen, this new pipe is likely to be approximately 1.2km in length.
6. SuDS solution for 910 homes
Local site conditions are likely to require a very extensive SuDS solution to mitigate flooding risks during high rainfall events. CCC Planning application 220595 has received outline planning approval for construction of 30 homes on a site abutting the proposed strategic allocation. The developer’s SuDS proposal for this small site envisages a 200 cubic metre water storage basin (maximum water depth 0.75m, surface area 377 square metres). Scaling this for a 910 home development will likely require at least a football pitch sized water storage basin. Again, due to a lack of due diligence in support of the draft allocation, the deliverability and viability of draft allocation for a realistic number of homes is highly questionable.
7. Pavement provision on Park Lane, Moor Road etc
The road network encircling the proposed site comprises Park Lane, Moor Road, School Road and Wick Road, all of which will see dramatically increased traffic from the proposed development. Park Lane and Moor Road currently have no pavements. School Road and Wick Road have some partial pavementing. All four of these roads will need upgrading to provide full pavementing reflecting the new urban environment created.  Such a large urban form of development is not warranted in this very rural area, which raises a further need to re-visit a suitable alternative development option for strategic housing growth focussed on the fringes of Colchester, where the availability of required infrastructure is available or could be readily provided.
8. Dedicated Cycleway connection to existing Colchester cycle network
Colchester City Council has made significant investment over the last 20 years in improving the City’s cycling network, with the provision of many dedicated cycleways. Access to this excellent network from Langham is via National Cycle Network Route 1, which sounds excellent in theory, but in practice offers an extremely dangerous cycling experience along the narrow, busy, de-restricted Langham Lane, and then a short section of Severalls Lane around a narrow blind bend, before finally reaching the relative safety of Colchester’s excellent cycle network. None but the most dedicated cyclist would choose to use this route to access Colchester. A dedicated new cycleway is an essential requirement to help meet CCC’s active travel and modal shift objectives. This has already been recognised in CCC’s IDP project ID 137, which will provide a “secondary cycle route connecting Langham to the Park & Ride site giving access to the Rapid Transit System.” Such provision would need to be a pre-requisite to the any strategic development at Langham, which has not been specifically identified.  However, given the distances involved between Langham and the Park & Ride site and City Centre, it is unrealistic to assume that any meaningful modal shift from car-based trips to cycles would happen.  Yet if the strategic allocation was moved to the Colchester urban fringe, such a shift in favour of sustainable transport modes would certainly be achievable and viable.
9. Safety improvements at northbound A12 Langham exit into Park Lane
As explained in more detail in LPC’s Transport Report, the un-numbered northbound A12 exit into Langham, which is already dangerous and accident prone, is totally unsuitable for accommodating the large traffic growth associated with 910 new homes. It will need to be widened and redesigned to meet Highways safety standards. 
10. Local Road improvements in Langham
Langham Lane, Park Lane, Wick Road, Birchwood Road and School Road will all require safety reviews and a number of safety improvements to cope with dramatic new local traffic growth. The Park Lane/Wick Road junction is particularly poorly designed with very restricted visibility, and will almost certainly need revising to incorporate a mini-roundabout, but other junctions may also require upgrades. Langham Lane, as the primary distributor road connection between Colchester and Langham, is already heavily used and in a poor state of repair with many potholes. The Langham Lane/Langham Road junction will struggle to cope with dramatic traffic growth and will also probably need to be upgraded to a mini-roundabout for safety reasons.  In any event, it is considered to be wholly inappropriate to promote strategic housing growth away from a sustainable settlement, which relies on car based trips using inadequate rural lanes, which are not fit for purpose or the A12 trunk road, which is part of the strategic road network, not intended to be used for local trips from Langham to Colchester etc.
11. A12 Junction 29 traffic management improvement scheme
Appendix A of the IADP Stage 3 Report identifies infrastructure projects currently associated with Local Plan delivery. Project IDs 206 and 207 relate to a required SRN traffic management package at J29 of the A12, targeted for 2029-2033 delivery, indicative cost £10.25m, but currently unfunded. The project scope is stated as being to reduce delays and congestion on the A120 off-slip for Colchester (Ipswich Road). It is therefore unclear whether any consideration has been given to the additional impact of additional traffic arriving at the same junction from the strategic Langham housing allocation. This will exacerbate congestion problems at the Junction 29 roundabout connecting to the Ipswich Road and a significant funding contribution would therefore need to be secured from the Langham housing developers.
12. Additional GP Surgery capacity
As explained in LPC’s Healthcare Report, the closest surgery to Langham (in Ardleigh) is already operating very close to full capacity and has been unsuccessful in all attempts to secure new funding via either S106 or the NHS. It also resides in Tendring not Colchester. The next closest surgery is in Mill Road, Colchester, but this facility is also rapidly approaching full capacity with committed housing growth in Chesterwell etc.
Significant S106 funding would be required, for new GP surgery provision, although no location has been identified to meet this capacity. Therefore, in the absence of an identified health centre, all residents would need to travel further afield for primary health care services. .  
13. Electricity Supply Infrastructure upgrade
Capacity modelling of Langham’s Primary 11kV Substation in the IADP Stage 3 Report Updated (Oct 25) appears to substantially underestimate demand growth, since it only projects a 60% load increase by 2041. This will need to be reassessed, and it seems likely that a Mod App for a new Primary Substation would be required at a benchmark cost of approximately £15m, as estimated in the report.
Preliminary Costing Assessment
	Infrastructure Item
	Cost assessment basis
	Total Cost estimate
	Langham S106 Funding share
	Langham S106 Cost

	New Primary School
	Proportionate share of £70.4m ECC estimate across all site allocations
	£5.82m
	100%
	£5.82m

	Additional PreSchool Capacity
	100 sq m of additional space
	£0.25m?
	100%
	£0.25m

	Local Shopping Hub
	500 sq m of retail building space @ £1.5k per sq m
	£0.75m
	100%
	£0.75m

	Upgrade Langham WRC
	Estimate of £6m provided by AWS to Langham Parish Council in 2024, with no allowance for any further housing growth
	£10m
	86% (note 1)
	£8.6m

	New sewer pipe to Langham WRC
	1200m pipe run @£2.5k per metre
	£3m
	100%
	£3m

	SuDS solution
	Football pitch sized water storage basin and flow management system
	£1m?
	100%
	£1m

	Pavement provision
	1500m of pavement @ £300 per metre
	£0.45m
	100%
	£0.45m

	Dedicated Cycleway to P&R
	From CCC IDP Project ID 137
	£9.2m
	100%
	£9.2m

	Langham Mobility Hub
	From CCC IDP Project ID 163
	£0.5m
	100%
	£0.5m

	A12 Langham exit upgrade
	Widened exit lane, enhanced right of way markings, increased turn radius
	£1m?
	100%
	£1m

	Langham local road improvements
	Two mini-roundabouts @ £100k each plus other safety improvements
	£0.4m
	100%
	£0.4m

	A12 Junction 29 upgrade
	Safety package as specified and provisionally costed by National Highways in CCC IDP projects 206 & 207
	£10.25m
	50% (note 2)
	£5.1m

	Additional GP surgery capacity
	200 sq m of new surgery space to serve 910 homes, at a modelled capital cost of £6k per sq m based on NHS England’s 2021 HPCG
	£1.2m
	100%
	£1.2m

	Electricity supply upgrade
	New primary substation
	£15m
	50% (note 3)
	£7.5m

	Total New Infrastructure
	
	£58.82m
	
	£44.77m



Note 1: Langham WRC will serve the needs of a 150 home preferred allocation in Boxted, in addition to the 910 home preferred allocation in Langham. It is therefore suggested that a Boxted S106 should bear a proportionate 14% of the upgrade costs.
Note 2: CCC’s IADP Stage 3 Report Appendix A proposes that this upgrade is 75% S106 or S278 funded from preferred allocations. Given the location of the proposed 910 homes in Langham, so close to J29 and with Colchester as the key traffic attractor, and noting the spatial distribution of all other proposed allocations it seems likely that the Langham allocation will generate well over half (let’s say 2/3rds) of the traffic increase passing through the junction.
Note 3: if well designed as part of an overall electricity supply upgrade plan, the new substation will serve other local geographies NE of Colchester, hence the rough initial 50% contribution assumption here.
Conclusions
[bookmark: _GoBack]Whilst the above cost estimates are only approximate projections at this stage, they are strongly indicative of the financial non-viability of the proposed Langham strategic allocation. A £45m Langham S106 burden corresponds to a per dwelling cost in excess of £48k, which compares extremely unfavourably with the £10.5k historic per dwelling average of S106 commitments of residential schemes delivered in the last 5 years across Colchester (as reported in CCC’s Colchester Whole Plan Viability Assessment Report). That same report also notes that “The Assessment for strategic Allocations is ongoing up to the Regulation 19 Period and will require consultation with landowners and stakeholders in order to conclude the full assessment.” 
However, given the number of onsite constraints associated with the development, which would significantly reduce development capacity, it is doubtful that 900 homes could be accommodated on the land, unless a more dense apartment led approach was advocated, which would be totally out of keeping for this rural location.
Langham Parish Council looks forward to working with CCC as they progress this consultation. We feel sure that more detailed analysis will lead to the conclusion that the proposed strategic allocation can neither achieve sustainability nor financial viability for the developer.

Langham Parish Council
12th January 2026
