Policy PP37: Land North of Park Lane, Langham 
Mactaggart and Mickel Strategic Land (Mac Mic) supports Policy PP37, which is proposing to allocate Land North of Park Lane, Langham for approximately 900 dwellings, enhanced open space and associated infrastructure. 
Mac Mic is a diverse, family-owned UK land and property group established for over 100 years that is promoting the site for development. It can confirm that the land is available and suitable for development. It is committed to working with the City Council, other stakeholders and the local community to bring the site forward in a way that addresses the City Council’s growth requirements whilst achieving an appropriate mix, form and design of development that is sensitive to Langham’s existing character. 
Mac Mic has commissioned a range of technical assessments to explore the constraints and opportunities of the site in detail and commenced engagement with statutory consultees. This work has informed the emerging conceptual masterplan and Vision Document submitted alongside these representations to demonstrate how Policy PP37’s requirements can be achieved and, in some cases, where they must be adjusted before the Local Plan is finalised. The work undertaken is explained further below, in the context of draft policy PP37’s requirements. 
Background 
The City Council is of course taking forward a review of its Local Plan to address long term growth requirements of the area and the objectives of the Government’s new National Planning Policy Framework (‘the Framework’). The current strategic Local Plan policies date from 2021 and will shortly be out of date. The new Framework requires the new Local Plan to deliver circa 20% more housing annually than the adopted Plan. This will require a step-change in the allocation of suitable sites in sustainable, accessible locations. This challenge must be addressed promptly to prevent speculative applications coming forward in unsustainable locations in the absence of a full five-year housing land supply. 
The adopted Local Plan recognises the strategic benefits of Langham as a location for development and classifies it as a “Sustainable Settlement” in its Spatial Hierarchy. This is just below Colchester and its immediate environs in the hierarchy and at the same level as the Tendring/Colchester Borders Garden Community. 
The proximity of Langham to the regional centre of Colchester and key transport corridors makes it ideally placed to deliver sustainable development. It is well connected to the extensive employment, leisure and other opportunities located on Colchester’s northern fringe and in the city centre by public transport, a national cycle route and via the A12. Langham also benefits from a good range of village services which could be significantly expanded by the investment associated with sustainable growth. Allocating land for the delivery of new housing and supporting infrastructure in Langham will ensure good access to jobs and facilities and it will contribute towards the social, environmental and economic dimensions of sustainable development.
The housing delivery targets arising from the Framework will also apply to five-year land supply calculations from February 2026 onwards, when the adopted Local Plan becomes out of date. The City Council’s administrative area is expected to fall into a housing land supply deficit at that point. Mac Mic would be willing to work with the Council to bring forward this site to help maintain its supply of housing land in sustainable locations when required, following robust engagement on the emerging proposals. 
The draft Local Plan proposes to allocate the site for the delivery of approximately 900 new dwellings, enhanced open space (substantively in excess of 10% of the allocation area, with at least one area of strategic, centrally located open space) and supporting infrastructure. In summary, policy PP37 sets out the following expectations: 
Vehicular access proposals to be agreed with the Local Highway Authority. 
Impacts on the capacity and safety of the local and strategic road network to be demonstrated to the satisfaction of the Highway Authority and National Highways. 
Pedestrian and active travel links to be provided to existing footways, rights of way and local facilities. Green infrastructure to provide links to surrounding countryside for recreation.
Waste water treatment strategy to be agreed with Anglian Water, with water efficiency and use of SuDs to be prioritised alongside. 
Enhanced hedgerows and grassland habitats to be encouraged as part of the site’s BNG strategy. Wintering bird surveys to be undertaken to inform the emerging masterplan and mitigation proposals.  
Nearby heritage assets and their settings are to be conserved and enhanced. 
Liaison with the Minerals and Waste Authority required prior to development. 
The policy requires a comprehensive masterplan for the entire allocation to be agreed with the Council prior to submission of a planning application, following collaboration with the Council, relevant infrastructure providers and engagement with the local community. 
Mac Mac’s emerging evidence base and the engagement undertaken with infrastructure providers and other key consultees to date demonstrates how these criteria can be addressed. Both have informed the preparation of a draft masterplan for the site that seeks to deliver the draft Local Plan’s policy requirements whilst responding to the constraints and opportunities of the site. It presents a deliverable proposal that can now provide the basis for a further stage of work to follow, which will include further engagement with stakeholders, including the local community, to test, evolve and refine the ideas presented before the Local Plan is finalised and a planning application prepared. 
Mac Mic’s Emerging Masterplan 
The Vision Document presents the emerging masterplan and explains how it seeks to deliver a sustainable, inclusive and vibrant new neighbourhood that will build upon and add to the character of Langham while enabling growth to meet the future needs of Colchester, aligning with the Local Plan’s strategic vision. 
The masterplan would deliver a broad range of new housing types and tenures that will support all stages of life, from first-time buyers and families to downsizers and older residents. It would include a policy-compliant level of affordable housing (30%). Homes will be adaptable, energy-efficient and designed to support home working, reflecting local demographic needs and modern living patterns.
A mixed-use local centre, mobility hub and two-form entry primary school would be co-located at the heart of the development, close to the centre of the site, and are intended to complement Langham’s existing Village Shop, Community Centre and Recreation Ground. A substantial amount of the site area is proposed as multi-functional, bio-diverse, publicly accessible green infrastructure, including a centrally located community park that maintains a green gap between Langham Wick and Langham Moor. Elsewhere, community orchards, allotments, and formal and informal play areas are proposed. 
As explained in the Vision Document, the ideas presented have been subject to pre-application discussion with Colchester City Council, Essex County Council (as local highways and education authority), National Highways and other specialist consultees. They have been adjusted based on the feedback obtained and can now be tested further through engagement with a wider range of stakeholders, including the local community. It is anticipated that the masterplan will then be subject to design review and agreed with the Council. In due course, it is expected that the masterplan will be supported by parameter plans, design codes or other guidance to secure its proposals and the highest levels of detailed design quality. 
Response to draft policy PP37’s requirements 
Amount of development 
The current masterplan would deliver around 800 new dwellings at a density of circa 35 dwellings per hectare, alongside the enhanced open space and other infrastructure required by policy PP37. Open space extends to approximately 38%, substantially in excess of 10% as required by PP37 and including an  
The quantum of residential development proposed is currently less than the 900 dwellings required (approximately) by the policy. Mac Mic does not believe that advocating a higher density would be appropriate in the interests of achieving outcomes that are sympathetic to Langham’s existing village character, but it may be possible to increase the quantum of housing achieved through other changes to the masterplan, including further assessment of the land take of infrastructure and other requirements. The amount of housing that can be achieved is partly restricted by the requirement to accommodate an on-site waste water treatment plant and related cordon sanitaire, as explained further below. 
The density of residential development proposed is above that of existing village, but the density of existing housing in Langham is disproportionately reduced by the length of gardens associated with most properties. This does not affect the prevailing street pattern, which is characterised by closely knit detached and semi-detached houses. The average density anticipated by Mac Mic’s proposals remains appropriate within this context, and the need to make efficient use of land. Density is of course intended to vary across the site in accordance with the character areas identified in the Vision Document. 
Access, highways and connectivity 
Vehicular access, highways impact and pedestrian, cycle and public transport connectivity are obviously some the most significant issues for any strategic scale development to address. With this in mind, Mac Mic has instructed Paul Basham Associates to take forward the required technical work and to engage with the Local Highways Authority and National Highways to establish an appropriate strategy at the earliest opportunity. Following an initial stage of technical work, pre-application discussions with both parties have already commenced. 
Based on the technical work conducted and the discussion held, two primary vehicular access points are proposed from Park Lane and an additional access from School Road to create a well distributed movement network. Each of the Park Lane accesses are expected to serve separate development parcels either side of the central green space to prevent rat running, encourage walking and cycling and maintain a clear and deliberate separation between Langham Wick and Langham Moor. The access onto School Road is expected to be taken via the consented development site east of the Recreation Ground to minimise the impact of development on the road frontage. All proposed vehicular access points have been sited to minimise disruption to existing residents. 
Essex County Council have indicated support for this strategy, subject to the outcomes of further modelling and road safety audits. National Highways have indicated that they are satisfied with the trip rates and likely distribution onto the strategic road network forecast to date. Both parties have provided guidance on the junction modelling required to assess the impact of the development on the surrounding road network, which has now been undertaken. 
A Modelling Technical Note prepared by Paul Basham Associates is submitted alongside these representations to share its results. It concludes that there is an appropriate level of highway capacity to accommodate the development. Further engagement will be held with both highway authorities shortly to discuss the outcomes of this work and agree its conclusions. 
Various design measures are proposed to improve active travel and public transport infrastructure in Langham. The masterplan is designed to retain and enhance the extensive public rights of way network running through the site and a range of new pedestrian and cycle links are proposed, focused on green infrastructure routes. Cycle links will be designed to optimise the use of National Cycle Route 1 to the east for short trips to Colchester. A continuous footway and cycle link is proposed along the Park Lane frontage, set within green infrastructure, to provide more convenient access to National Cycle Route 1 for existing and new residents. Mobility hubs are proposed to maximise use of public transport by new and existing residents and a bus route can be provided through the site if required. Discussions regarding its design and further improvements to public transport services will be a focus of the next stage of engagement with the Local Highway Authority and local bus operators. 
Drainage and sewage treatment capacity 
The site is located in Flood Zone 1 and is therefore at low risk of flooding from fluvial or tidal sources. Surface water flood risk mapping indicates a very low risk of surface water flooding. Geological mapping suggests the site is not susceptible to ground water flooding due to the underlying clay soils, which prevent groundwater emerging at the surface. The site is not within the Colchester Critical Drainage Area. These factors all support the suitability of the site for development. 
SuDS infrastructure will be incorporated throughout the development in line with the requirements of PP37, with their design based on hydrological constraints and site catchment areas. The surface water strategy will support the wider landscape strategy, creating visually appealing blue and green corridors. It will provide attenuation, water quality treatment and restricted greenfield flow rates into existing ditches. Further engagement will be held with the relevant statutory bodies to inform detailed design. 
Mac Mic is aware of local concerns about foul water treatment capacity in Langham and it is committed to ensuring this is satisfactorily addressed. To this end, it has already consulted with Anglian Water to confirm the situation and identify solutions. Richard Jackson Consulting Engineers are leading this process. 
Advice obtained directly from Anglian Water has confirmed that the Langham Water Recycling Centre (WRC) lacks the capacity to accommodate the additional flows that would be generated from the proposed development. Anglian Water is committed to supporting sustainable growth and meeting their statutory obligations through further investment in network capacity, but specific proposals to upgrade Langham WRC are yet to be confirmed or budgeted for. 
This advice has provided Mac Mic with the clarity required to plan on-site wastewater treatment facilities with capacity required to address the requirements of the development. The quantum of development proposed and the amount of land available means that this is a deliverable solution in the context of the Local Plan allocation. Richard Jackson Consulting Engineers have provided a specification for inclusion in the masterplan and this is shown in the Vision Document. Whilst the siting of the facility is flexible, it is currently anticipated to come forward at the centre of the site, south of the recreation ground, to avoid impacts on adjacent properties. It will be enclosed by trees and planting to integrate it with the site’s green infrastructure strategy and areas of woodland nearby. The design and technical team will continue to progress this concept through further discussions with Anglian Water. 
Landscape, green infrastructure and ecology 
The site is comprised of large-scale, largely flat and featureless arable fields, a characteristic which is reflected in the landscape to the south at the former RAF Boxted Airfield. The fields are bound by hedgerows in varying states of management, but due to large-scale clearance in the mid-20th Century, there is a limited landscape framework to use as a starting point for the emerging masterplan. The biodiversity value of the site is limited for the same reasons. 
The emerging masterplan adopts a robust, landscape-led approach to integrate development and enhance biodiversity and recreational interest. Existing hedgerows and public footpaths will be retained and enhanced, and substantial amounts of new tree planting is proposed. This will add landscape value and ecological interest and integrate development within the village. 
Development is proposed to be set back from the southern boundary, behind existing hedgerows, to allow for the largely undeveloped character of Park Lane to be retained and preserve the setting of nearby heritage assets. Elsewhere, new development will predominantly be located behind existing. 
Mac Mic is committed to policy PP37’s requirement for enhanced open space to be provided, to include at least one area of strategic open space. Initial ideas for its provision have included the provision of a cricket pitch to complement existing facilities at Langham Recreation Ground or the provision of a linear green spine and multi-purpose open space between development parcels. The latter is currently preferred to maintain separation of Langham Wick and Langham Moor, but both (and other) options will be subject to discussion with the community and other stakeholders to confirm the optimum solution before the masterplan is finalised. 
Other areas of incidental open space are proposed including new grassland habitat, a community orchard, allotments, formal and informal play areas and a heritage park to commemorate the history of RAF Boxted to the south. All of these ideas create placemaking opportunities. They will be subject to further testing with the community and local stakeholders and evolved before any plans are finalised. 
The existing arable agricultural land is of negligible biodiversity interest, but the retention of existing hedgerows and the creation of new green infrastructure will create new wildlife corridors and opportunities for ecological enhancement. A full Biodiversity Net Gain calculation will be undertaken when the design is more advanced. At this stage, Mac Mic has no concerns about the ability of the development to deliver at least the 10% net gain required by PP37 and draft policy EN2. A full suite of ecological surveys will be undertaken, and wintering bird surveys are already underway. 
A carefully designed lighting strategy to ensure there are no unacceptable impacts on the Dedham Vale National Landscape. There is no intervisibility between the National Landscape and the site, but it will be important to limit light spill. 
A Landscape and Visual Note is submitted alongside these representations to explain the landscape assessment undertaken work to date and the proposals that result. 
Heritage  
There are no built heritage assets located within the site, but it will be important to conserve the setting of four Grade II listed dwellings located off Park Lane, near to the site’s southern boundary. The green edge proposed on the southern boundary of the site, which will incorporate sustainable drainage systems, meadow planting and species rich landscape features, seeks to protect the setting of these assets and the character of Park Lane. There are other heritage assets in the wider area, but they are not considered likely to be affected. A full Heritage Impact Assessment will be conducted in due course to complement the work already undertaken by Mac Mic and Colchester City Council. 
Infrastructure 
Mac Mic is committed to delivery of infrastructure required to serve the development and to work with stakeholders to ensure it is phased appropriately and complements and improves existing facilities in Langham. 
Mac Mic is willing to facilitate the delivery of a new primary school to serve the village and surrounding area alongside necessary early years provision, working alongside Essex County Council as Local Education Authority and Colchester City Council as Local Planning Authority. Further discussions with these partes and other local stakeholders, including Langham Parish Council, Primary School and Pre-School as the Local Plan progresses. 
Mac Mic will also be building on the pre-application engagement held to date to discuss wider infrastructure requirements with relevant providers wherever possible, including healthcare. This engagement will seek to build on the work undertaken by the City Council and explore in more detail the needs identified in the Infrastructure Delivery Plan. 
Modelling undertaken to date suggests that major interventions at local junctions are unlikely to be required to provide capacity for the traffic generated by the proposed development. Significant investment in public transport and active travel infrastructure will nevertheless be provided alongside other highway improvements where they are necessary, to be confirmed through further engagement with the relevant authorities. 
Mac Mic has conducted its own viability analysis and engaged with the City Council’s own processes underpinning the emerging Plan. Neither present significant concern for development viability, taking account of anticipated infrastructure requirements. 
Minerals Safeguarding Area 
The site lies within a Minerals Safeguarding Area, requiring the Minerals Planning Authority to be consulted on planning applications or proposed Local Plan allocations for development affecting more than five hectares of land. This designation covers an expansive area that accounts for much of Colchester City Council’s administrative area. Mac Mic will be commissioning a Minerals Resource Assessment and liaising with the Minerals and Waste Planning Authority on its findings. It is anticipated that this will demonstrate that the development will not unduly compromise minerals resources.  
Conclusions and next steps 
We strongly believe that the proposed allocation and development of the site present compelling opportunities for the delivery of high-quality new market and affordable housing and community infrastructure, on a deliverable site in a sustainable location that is well connected to the City of Colchester. Mac Mic has commenced the process of procuring a comprehensive suite of technical evidence to support the proposed allocation and will continue to develop it to support the emerging Local Plan and, in due course, an outline planning application. 
The evidence prepared and the engagement held to date with Colchester City Council and relevant infrastructure providers and authorities should give confidence about the deliverability of draft policy PP37’s proposals. It also now provides a robust basis for further engagement with the local community and other specialist advisers, to test and refine the ideas presented and develop them further prior to the emerging Local Plan and site proposals being finalised. 
Mac Mic is happy to support the progression of policy PP37 to the Regulation 19 consultation stage.  

