Colchester City Council Preferred Options Local Plan Regulation 18
Consultation 2025

Representations by Welbeck Strategic Land IV LLP

Introduction

1. These representations to the Colchester City Council Preferred Options Local Plan
Regulation 18 Consultation 2025 (the Consultation document) are submitted on behalf of
Welbeck Strategic Land IV LLP (Welbeck Land). To reflect the on-line portal, the
representations have generally been structured by reference to the individual policies albeit
the order in this Statement has been changed to reflect the priorities of Welbeck Land.
This includes Welbeck Land’s interest in part of the proposed housing allocation east of
School Road, Copford (Policy PP29).

2. A draft update of the National Planning Policy Framework (NPPF) was published on 16
December 2025. Clearly, this draft NPPF has not informed the Preferred Options.
However, there is a clear direction of travel However, the ‘direction of travel’ identified in
the draft NPPF echoes various Government statements concerning planning reforms. The
key amendments included in the draft NPPF relevant to the assessment of the planning
application are:

e A permanent presumption in favour of suitably located development.

Building homes around stations.

Securing a diverse mix of homes.

Embedding a vision-led approach to transport.

Streamlining local standards.

General Drafting

3. As a general observation, there are a number of urban design and layout related policies
(e.g. Policies PC6 and PC7) which could be combined to create a single policy concerning
high quality development for all forms of development. Similarly, there is duplication of
the content of some policies relating to green infrastructure where some rationalisation
would be helpful (Policies ST2 and GN1).
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4, There will shortly also be national development control policies, and these should be
adopted. For example, there is little merit in including a heritage policy (Policy EN6) which
could be at variance with national policy and similarly there should be no need for a

Biodiversity Net Gain policy repeating the statutory requirements (Policy EN2).

Paragraph 1.2: Plan Period

5. The indicated end date of the emerging Local Plan is 2041. However, paragraph 22 of the
NPPF is clear that strategic policies should look ahead over a minimum 15-year period from
adoption, to anticipate and respond to long-term requirements and opportunities, such as
those arising from major improvements in infrastructure. The Council’s own Local
Development Scheme (LDS) (March 2025) indicates adoption of this Local Plan in May
2027 which is clearly not going to equate to a 15-year period (i.e. 2027 to 2041 is 14-

years).

6. Further, it typically takes 18-months from submission of a local plan for examination to its
adoption. According to the LDS, the submission of this Local Plan is scheduled for
August/September 2026 which means adoption will not be until later 2027/early 2028.
Against this context, to ensure that there is a 15-year period the Local Plan should be

establishing strategic policies that endure until 2043.

7. It is noted that there will be changes to how local plans are produced and the preparation
of this Local Plan will need to react to the new Regulations due in January 2026. Although
the Minister of Planning has provided some advanced information, the precise effect of the
new Regulations will need to be considered by the Council, and this may well cause a
further delay in the preparation of this Local Plan. This potential delay in publishing, for
example, the Regulation 19 version of this Local Plan re-enforces the need to plan for a

longer time period.

8. The plan period should be extended up-to 2043 and additional housing and employment
allocations identified. There will be a need to update the evidence base to this new end
date.
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10.

11,

12,

13.

14,

Policy ST5: Colchester's Housing Need

Welbeck Land acknowledge that the Council is seeking to adopt the housing requirement
established by the standard method introduced via the NPPF and the Planning Practice
Guidance in December 2024. However, reflecting Welbeck Land’s objection to the plan
period, the housing need calculated by the standard method should be 23,400 dwellings
rather than 20,800 dwellings. Based upon the Council’s claimed supply, there is a shortfall

of some 2,294 dwellings being planned for.

The standard method derives the minimum number of homes that a plan should seek to
provide during the plan period. Whatever the final housing requirement then this should
be expressed as a minimum number of dwellings. Further, there is still a need to make
an assessment as to the number of hew homes that can be provided within an area. The
housing requirement may be higher than the identified housing need, and the merits of

planning for higher growth should be considered.

The Consultation document should consider whether more than 23,400 dwellings can be
delivered during the period up-to 2043 through the allocation of additional housing land.

Policy ST5: Housing Supply

As an objection, Welbeck Land has 4 concerns associated with the claimed housing land
supply at Policy ST5 which are, in part, linked to the requirements associated with other

policies in the Consultation document.

Firstly, the housing requirement and the capacity of allocated sites should be expressed as
a net gain in new dwellings. There needs to be clarity on this point because of the potential

loss of residential units for some of the regeneration areas.

Secondly, the assumed annual windfall delivery appears to be high (Table ST5.1). Windfall
sites are a finite supply, and the effect of the emerging policies will constrain the ability
for windfall sites to continue to come forward at the same current rate. There should be
an assumption that no more than 100 dwellings per annum will be delivered on windfall

sites.
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15.

16.

17.

18.

19.

20.

Thirdly, greater work is required to determine the capacity of the proposed allocations
(Table ST5.2 and related site-specific policies). The Consultation document includes
policies that require, for example, potentially larger areas of greenspace to, for example,
meet Biodiversity Net gain, tree canopy and nature recovery requirements and for schemes
to include more space for tree planting, private amenity areas and play space. The
footprints of individual dwellings are going to be larger if M4(3) standards are to be
delivered. A further consideration is the approach towards the density of development
established by emerging Policy PL4.

For these reasons, Welbeck Land questions whether the stated capacity of some of the
allocations is actually achievable even before the site-specific requirements. Prior to
carrying forward the emerging allocations into the regulation 19 version, the Council
(alongside the landowner/developer) of each site should undertake simple capacity testing

exercises.

The final concern is whether it is necessary to allocate sites of less than 10 dwellings,
particularly within the Colchester urban area (Table ST5.2 and related site-specific
policies)? It would normally be expected that such small sites would not be formal

allocations except, perhaps, in Neighbourhood Plans.

The Council should critically examine the allocations being proposed and any further
allocations to enable the plan period to be extended up-to 2043 and replace current

potential allocations which are unlikely to be deliverable (e.g. Marks Tey Growth Area).

Policy ST7: Infrastructure Delivery and Impact Mitigation

Welbeck Land notes that Policy ST7 refer to that at the time of the Local Plan’s adoption,
every allocation will be considered to be viable, based on information provided to the
Council. There are 3 concerns related to the statement which amount to an objection to

this policy.

Firstly, the other policies contained in the Consultation document impose significant
construction, management and related costs on development, especially housing schemes.
For example, to comply with emerging Policy NZ1 would cost an additional circa £10,000
per house. It is acknowledged that is an additionality for Net Zero in the Viability

Assessment but this is not considered to be sufficient. The need for extensive areas of
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21,

22.

23,

24,

greenspace would incur a cost to both layout and establish an appropriate mechanism for
funding future management. These costs are under estimated in the Viability Assessment.
Other costs related to policy requirements include Biodiversity Net Gain (Policy EN2, other

construction standards (Policy NZ2 and renewable energy (Policy NZ4).

Secondly, without further clarification, is there the potential for the Community
Infrastructure Levy (CIL) to be charged against allocated sites at a future date? Such an
approach would undermine any viability considerations at the time the Local Plan is

adopted. It should be made clear that the intention is for allocated sites not to pay CIL.

Finally, the Infrastructure Audit Delivery Plan has not yet been finalised to establish what
funding would be sought from a particular allocation. The Plan is an extensive ‘wish list’
that remains at a high level and no specific costs stated for individual allocations. This
also feeds back into the typology approach of the Viability Assessment which does need to

consider the implications of such costs.

Policy PP29: Land East of School Road, Copford

For clarity, Welbeck Land has an interest in the land directly south of Copford contained
by School Road, Hall Road, Pits Wood/Footpath 4 Copford. The extent of the land interest

is shown on Drawing No. 101 Rev D accompanying these representations.

Welbeck Land is supportive of Copford being identified in the Settlement Hierarchy as a
Medium Settlement. This classification reflects the local facilities which are available and
the accessibility to higher order facilities. Also, a key point is that Copford sits on a
transport corridor with access to bus services and Marks Tey railway station. NPPF
paragraph 110 identifies that significant development should be focused on locations which
are or can be made sustainable, through limiting the need to travel and offering a genuine
choice of transport modes. This approach was reinforced in the Written Ministerial
Statement (WMS) published on 18 November 2025 whereby ‘Unleashing development
around rail stations’ was identified as a way to secure growth:

"First, development of the right quality and density around train stations enables
working families to benefit from greater opportunities to live in close proximity to
transport hubs — saving them time and money — alongside unlocking more
opportunities for jobs, education, and sustainable growth.
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25.

26.

27.

28.

"That is why — as part of a revised, more rules-based National Planning Policy
Framework (NPPF) — the Government intends to provide a "default yes” to suitable
planning applications for development within a reasonable walking distance of well-
connected stations. This will give greater certainty for housebuilders, allow
development to be approved more quickly, and unlock tens of thousands of new
homes during this Parliament.”

The WMS is a significant material consideration. Although not yet policy, the draft NPPF
takes forward unleashing growth around railway stations in emerging Policy S5(h)

whereby:

"Development for housing and mixed-use development which would be: within
reasonable walking distance of a railway station which provides a high level of
connectivity to jobs and services; physically well-related to a railway station or a
settlement within which the station is located; is of a scale which can be
accommodated taking into account the existing or proposed availability of
infrastructure; and where the development would not prejudice any proposals for
long term comprehensive development in the same location.”

Welbeck Land is supportive of a residential allocation on land east of School Road, Copford.
However, Welbeck Land objects to the extent of the proposed allocation, specifically
residential development occurring to the south of Pits Wood/Footpath 4 Copford. Instead,
this part of the allocation should be deleted and additional land allocated to the north of
Pits Wood/Footpath 4 Copford (i.e. all the Welbeck Land interest which is in single rather

than four multiple ownerships). The reasons for this amendment are set out below.

A Vision Document, which includes an Illustrative Masterplan, is provided to show how the
amended allocation for circa 300 dwellings could be brought forward for development.
This is a case whereby the capacity has been thoroughly tested through a comprehensive
series of technical and environmental assessments which have informed the master
planning exercise, including ecology, landscape, heritage, flooding and drainage, transport

and odour.

The benefits of the amended allocation are summarised on the accompanying infographics
and illustrate:

e The multiple versus single land interests.

e The difference gap to Copford Green.

e The greater greenspace provision associated with Welbeck’s proposal.

e Resulting settlement form.

e Influence of known flooding.
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29.

30.

31.

32,

33.

The explanation for amending the allocation is set out more fully below

In the alternative, if additional housing land is required to be allocated then all the Welbeck
Land interest should be allocated in addition to the land south of Pits Wood/Footpath 4
Copford. However, the concerns raised by Welbeck Land would still apply to the land
south of Pits Wood/Footpath 4 Copford

Land Ownership

The draft allocation is under four ownerships. The amended allocation proposed by
Welbeck is in single ownership. There are clear benefits in the amended allocation with
respect to deliverability because single land ownership removes collaboration and
negotiation hurdles associated with multiple owners and allows for co-ordinated
infrastructure delivery. These factors would significantly reduce the risk and certainty that
allocation at School Road would be delivered with a positive contribution to the housing
land supply within the first 5-years of the plan period.

Avoiding Coalescence and Protecting the Setting of Designated Heritage Assets

The Colchester Local Plan Section 2 identifies that due to the close proximity of Marks Tey
to Copford it is important to seek to prevent coalescence between these settlements to
ensure that they retain their individual identities. Development is also discouraged in the
most northern part of Copford, adjacent to the A12, to protect local amenity, open spaces
and risk from flooding. Further, growth to the east is discouraged where the character is

more rural or is open countryside.

To the south the main comment in the Local Plan is about protecting the setting of the
Copford Green Conservation Area. The proposed allocation would have the potential to
extend in a linear form built development towards the Conservation Area. The Council's
Heritage Impact Assessment (January 2025) references that this parcel of land forms part

of open landscape setting of Conservation Area requiring assessment.

However, for the amended allocation proposed by Welbeck Land the Heritage Impact
Assessment does not refer to any issues related to the setting of the Conservation Area
because there would be at least a 600 metre separation distance between the area and

any built forms of development. The setting of this Conservation Area and its heritage
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significance would not be harmed by the proposed development. The same applies to the
setting of the Listed Buildings where the Heritage Impact Assessment records they are

some distance from the allocation site and mostly located in the existing built-up areas.

Respecting Existing Settlement Form and Reduction in Landscape Impact

34. Containing development to the north of Pits Wood/Footpath 4 Copford also has less
physical and visual impact on the landscape, in particular the gap between Copford and
Copford Green. The linear development fronting the west side of School Road would not
be consolidated thereby significantly reducing the visual and physical gap between Copford
and Copford Green. Instead, the amended allocation would effectively round-off the
existing settlement pattern. This reflects the intention of Policy CE1 of the Copford with
Easthorpe Neighbourhood Plan which seeks to ensure that the 3 villages within the Parish
maintain their separate character and distinctive rural identity, including their landscape
setting. Growth solely on the Welbeck land would better respect the topography of the

surrounding area, be contained by well-established boundaries including Pits Wood.

Veterans Accommodation

35. In addition to circa 300 dwellings, the Welbeck Land amended allocation would deliver up-
to 50 flats for occupation by armed forces veterans, in particular former members of the

Army who have a strong presence in Colchester.

Surface Water Flooding

36. Keeping the housing allocation north of Pits Wood/Footpath 4 Copford would mean that it
would not extend on to a significant area of land which is susceptible to surface water
flooding. This is confirmed by the Environment Agency’s on-line resource and is situated

in the vicinity of the village hall.

Village Hall

37. Welbeck Land also consider that the amended allocation would not need to plan for a
replacement village hall. The principle of a replacement village hall would run counter to
the intention of emerging Policy NZ2 which favours retaining and refurbishing building

because of concerns related to embedded carbon.
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38.

39.

40.

41.

42,

Greater Provision of Open Space

The amended allocation can deliver circa 5-hectares of multi-functional open space which
would be available for use by both the future residents and the local community. This
open space would be more accessible to the local community and would be some 2.18-
hectares more than the amount of open space that can be accommodated in the draft

allocation.

Summary

Overall, Welbeck’s land interest located to the east of School Road is a more sustainable
and deliverable option to accommodate some 300 dwellings plus up-to 50 flats to
accommodate veterans at Copford compared to the proposed allocation. Policy PP29
should be amended to include the land identified on Drawing No. 101 Rev D. Itis a logical,

sustainable and deliverable scheme.

Policy ST3: Spatial Strategy

Welbeck Land is supportive of Copford being identified in the Settlement Hierarchy as a
Medium Settlement. This classification reflects the location of Copford, its accessibility by

public transport and the local facilities which are available.

Policy NZ1: Net Zero Carbon Development (in operation)

Objection is made to Policy NZ1 which is seeking to bring in Net Zero way ahead of the
Government's target date of 2050. It should be a matter for the Building Regulations to
determine the construction standards of buildings and their subsequent energy use. Other
than a somewhat righteous reference to “ It therefore falls to the planning system to ensure
new development addresses carbon emissions in operation” there is no consideration given
to the practicalities of seeking to implement the standard which fails to reflect national
technical standards and their cost implications, which have been estimated to be £10,000
per house. Such matters affect deliverability and viability of development proposals.

The National Planning Policy Framework is clear that new development should be planned
to help to reduce greenhouse gas emissions, such as through its location, orientation and
design. Any local requirements for the sustainability of buildings in plans should reflect

the Government’s policy for national technical standards. Indeed, the consultation
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43,

44,

45.

46.

document accompanying the draft National Planning Policy Framework specifically refers

to:

"The [national] policy as drafted would limit local standards for energy efficiency,
as we are concerned that varying standards across local plans make it difficult for
the construction sector to adapt and deploy energy efficiency technologies at scale.
If this specific restriction were to be taken forward following consultation, we
intend to use secondary legisiation to commence section 43 of the Deregulation
Act 2015 to amend the Planning & Energy Act 2008 to make clear that local plans
should not set higher energy efficiency standards for residential development.”

Policy NZ1 should be deleted and reference only made to national technical standards
being the baseline against which proposals will be assessed. This approach is highlighted

in the draft NPPF against which it is envisaged this emerging Local Plan will be examined.

Policy NZ2: Net Zero Carbon Development — embodied carbon

In addition to the comments made in respect of Policy NZ1, objection is made to Policy
NZ2 because of a lack of clarity. What does “to the satisfaction of the local planning
authority mean’? QObjection is raised to this open ended statement which will inevitably
be open to different interpretations. A clearer statement is required in the policy to assess
applications against.

Policy NZ3: Wastewater and Water Supply

Welbeck Land recognise that potable water can be a scarce resource. However, it is
unclear how achieving 80 litre per person per day (LPPD) of water usage, some 30lppd
below current national standards, can and will be achieved? National standards should
continue to be adopted and hence this objection to Policy NZ3.

Policy H1: Housing Mix

Obijection is raised to Policy H3 because the mix sought for both market and affordable
housing in the Table reflects a specific moment in time. It is inevitable the housing need,
in terms of the size of dwellings, will inevitably change of the plan period. Accordingly,
the policy requirement should be the housing mix should generally align with the latest
published Strategic Housing Market Assessment or other evidence which may be produced,

whether by the Council or applicants. It should also be recognised that there can be no
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47.

48.

49.

50.

‘one size fits all’ approach to every housing site because there are site-specific and location

specific factors which need to be taken into account.

Policy PC4: Development Density

The principle of an efficient use of land to maximise the density of development within
certain specified parameters is supported by Welbeck Land. However, if a higher density
scheme can be accommodated on a site in accordance with the criteria, it should be
unnecessary for there to be the need to demonstrate public benefits. The appropriate
density of development should be solely about urban design consideration and, as an

objection, the last part of Policy PC4 should be deleted.

It is worth recording that the density of development is likely to be lower than what has
been achieved over the past 20-years because of the other policy requirements contained
in the Consultation document relating to matters such as greenspaces, private amenity
spaces, tree retention and canopy cover, tree planting, space for water, Biodiversity Net
Gain, M4(3) standards, adoptable roads etc. More land will be needed to accommodate
the same quantum of development and hence there is a need for testing the capacity of

the proposed allocations.

Policy PP17: Land South of A12, Marks Tey Growth Area

Although Welbeck Land is supportive of growth related to Marks Tey railway station, there
is a significant doubt whether the circa 2,500 dwellings associated with the Marks Tey
Growth Area envisaged to contribute to the housing land supply plan period will be capable
of delivery (Policies ST5, PP17 and PP18).

As recorded at paragraph 12.17 of the Consultation document, large areas of land have
previously been promoted for development in and around Marks Tey but these have come
to nothing. This is primarily because infrastructure improvements are required in order to
support development at the scale, in particular improvements to the highway safety and
capacity associated with the A12 and A120. Paragraph 2.19 recognises significant
upgrades to the A12 and A120 are required but these will need to be agreed with the
highway authority and National Highways.
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51. Correctly, the Colchester Local Plan Review: Further Transport Evidence (October 2025)
assumes that neither the A12 widening scheme nor the proposed A120 scheme come
forward by 2041 (rather than the 2043 advocated by Welbeck Land). However, whilst the
February 2025 Transport Evidence did also assume no A120 improvements, it did include
the Al12 improvement. It is unclear from the Further Transport Evidence what the
implications are of the proposed 2,500 dwellings at Marks Tey without the A12

improvement works. It appears that “extreme congestion’” would occur.

52. The prospect of significant upgrades to the road infrastructure have significantly receded
with the abandonment in July 2025 of the A12 upgrade between Chelmsford and Marks
Tey and the A120 improvement between Marks Tey and Braintree. It is both unclear and
uncertain whether housing development comprising 2,500 dwellings, plus the additional
employment land, can be fully delivered during the plan period without significant highway

improvements.

53. Policy PP17 should be deleted and alternative housing allocations sought at lower capacity,
including additional growth at Copford, which would not rely upon major improvements to
the A12 and A120, including their junction at Marks Tey.

Policy PP18: Land North of A120, Marks Tey Growth Area

54, Although Welbeck Land is supportive of growth related to Marks Tey railway station, there
is a significant doubt whether the circa 2,500 dwellings associated with the Marks Tey
Growth Area envisaged to contribute to the housing land supply during the plan period will
be capable of delivery (Policies ST5, PP17 and PP18).

55. As recorded at paragraph 12.17 of the Consultation document, large areas of land have
previously been promoted for development in and around Marks Tey but these have come
to nothing. This is primarily because infrastructure improvements are required in order to
support development at the scale, in particular improvements to the highway safety and
capacity associated with the A12 and A120. Paragraph 2.19 recognises significant
upgrades to the A12 and A120 are required but these will need to be agreed with the
highway authority and National Highways.

56. Correctly, the Colchester Local Plan Review: Further Transport Evidence (October 2025)

assumes that neither the A12 widening scheme nor the proposed A120 scheme come
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forward by 2041 (rather than the 2043 advocated by Welbeck Land). However, whilst the
February 2025 Transport Evidence did also assume no A120 improvements, it did include
the A12 improvement. It is unclear from the Further Transport Evidence what the
implications are of the proposed 2,500 dwellings at Marks Tey without the A12

improvement works. It appears that “extreme congestior”’” would occur.

57. The prospect of significant upgrades to the road infrastructure have significantly receded
with the abandonment in July 2025 of the A12 upgrade between Chelmsford and Marks
Tey and the A120 improvement between Marks Tey and Braintree. It is both unclear and
uncertain whether housing development comprising 2,500 dwellings, plus the additional
employment land, can be fully delivered during the plan period without significant highway

improvements.

58. Policy PP18 should be deleted and alternative housing allocations sought at lower capacity,
including additional growth at Copford, which would not rely upon major improvements to
the A12 and A120, including their junction at Marks Tey.

Policy PEP5: Land South of A12, Marks Tey

59. Although Welbeck Land objects to Policies PP17 and PP8 due to highway concerns, the
opportunity to retain the proposed employment allocation south of Marks Tey is supported
and should be explored in isolation in terms of any impacts on the highway network. The

Further Transport Evidence does not allow this to be undertaken.

60. There is significant logic in an employment allocation south of Marks Tey because of is
relationship to the strategic highway network, the ability to access the east coast ports

and accessibility to employees by active and sustainable travel modes.

Version: Final
Date: 14 January 2026
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