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1.1

1.2

1.3

1.4

Status and Content of this Document

This document sets out Colchester’s housing land supply position and explains how this
position complies with the requirements of national policy and guidance.

The document represents the current housing land supply position as of 15t April 2019. The
relevant five year housing land supply period therefore covers the period between 15t April
2019 and 31st March 2024.

In accordance with the PPG the trajectory in Appendix 1 provides details of all sites that have
either delivered new housing units in the past year or are expected to deliver new units in the
next five years. For each site, details are included of the current planning status, the number
of homes completed, homes under construction and those expected to be built, as well as
the expiry date of permissions where applicable, and whether or not sites are counted as
windfall. For sites which do not benefit from full planning permission additional information
and clear evidence is included in this report which demonstrates that there will be housing
completions on site within 5 years, including current planning status, timescales and
progress. The report also sets out the 5 year land supply calculation and identifies the
appropriate buffer (5%), and that there is no shortfall to address. Section 8 confirms that there
is a 5 year supply of deliverable housing land.

The information contained in this document is correct in respect of the time period it covers
but due to the nature of housing supply and delivery it is considered to be a ‘live document..
It is therefore subject to change as and when new information is received which changes the
housing supply and/or housing delivery position.
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3.1

3.2

3.3

Local Context

Colchester Borough Council has an adopted Local Plan which consists of its Core Strategy
(adopted in 2008 and subject to a Focused Review in 2014), Site Allocations DPD (adopted
2010) and Development Policies DPD (adopted 2008 and reviewed 2014). In addition there
are two adopted Neighbourhood Plans within Colchester Borough in the form of the Myland
and Braiswick Neighbourhood Plan and Boxted Neighbourhood Plan, both of which were
adopted in 2016.

The adopted Local Plan set a minimum housing target of 19,000 new homes between 2001
and 2023 at an annual rate of 830 dwellings per year (2008 — 2021) and 855 dwellings per
year (2022-23). Housing delivery over the period to date has exceeded expectations and the
Council has overseen a cumulative surplus of housing delivery.

In 2017 the Council submitted a new Local Plan to direct future development and growth in
the Borough and allocate sufficient land to meet objectively assessed housing needs over
the plan period from 2017 to 2033. The plan preparation included the production of an up to
date and robust evidence base, including a Strategic Housing Market Assessment and
Objectively Assessed Housing Need Assessment. Accordingly, the emerging Local Plan sets
a housing target of 14,720 over the plan period at an annual rate of 920 dwellings per year.
This target has been used to monitor delivery and supply since 2013. In order to meet this
housing target, the new Local Plan allocates additional land to supplement sites already
identified and committed for residential development.

Affordable Housing is sought on all sites above thresholds contained in the adopted Local
Plan (Policy H4 of the Core Strategy). This sets out that 20% affordable housing will be sought
on sites of 10 or more units in the urban area and larger villages and on sites of 5 or more
dwellings in other villages. For those emerging sites contained in the 5 year supply 30%
affordable housing will be provided in accordance with emerging policy.

Housing Target for Colchester

Colchester’s five-year housing land supply requirement is based on an annual housing target
of 920. This figure is derived from an objectively assessed housing need (OAN) study
published in 2015 and updated in 2016 by Peter Brett Associates in full compliance with
national guidance (the NPPF & NPPG). This housing target equates to a requirement to
deliver 4,600 new dwellings over a five-year period.

The Council has no shortfall to address having delivered a healthy surplus of 422 homes
since 2013/14 against plan targets.

Earlier this year the Housing Delivery Test was introduced to address issues of persistent
under-delivery. Colchester exceeded the target set and therefore only needs to add a 5%
buffer to the target of 920. This results in an annual requirement of 966 which equates to a
five year supply of 4830. '
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4.1

4.2

4.3

4.4

National Policy

A core principle of the National Planning Policy Framework (NPPF) is a commitment that
planning should be genuinely plan-led and that planning should proactively set out to meet
the growth needs of an area. This is re-enforced at Section 5 which sets the requirements of
local planning authorities to ensure that objectively assessed housing needs are met through
the identification of housing development sites.

Paragraph 73 requires local planning authorities to identify and update annually a supply of
specific deliverable sites sufficient to provide five years’ worth of housing land against their
housing requirements. A buffer is required to be added to this five year requirement, the level
of which is determined by the Housing Delivery Test based on local planning authorities’
recent housing delivery record: a default 5% buffer is added to ensure choice and competition
in the market for land; and in areas where the local planning authority has overseen a
persistent under delivery of housing, this is increased to 20%. In both instances the buffer is
brought forward from later in the plan period so that the overall housing target in the plan
period is not affected.

Planning Practice Guidance (PPG) contains information on how authorities can review their
5 year land supply on an annual basis. Local planning authorities may need to develop a
range of assumptions and benchmarks to help to inform and test assessments. Assumptions
can include lapse/non-implementation rates in permissions, lead-in times and build rates, and
these assumptions and yardsticks can be used to test delivery information or can be used
where there is no information available from site owners/developers to inform the
assessment. Assumptions should be based on clear evidence, consulted upon with
stakeholders, including developers, and regularly reviewed and tested against actual
performance on comparable sites. Tables of assumptions should be clear and transparent
and available as part of assessments. This approach will ensure the assessment of delivery
on sites will be as robust as possible.

The PPG usefully sets out the type of information that assessments should include as detailed
below;

. for sites with detailed planning permission, details of numbers of homes under
construction and completed each year; and where delivery has either exceeded or not
progressed as expected, a commentary indicating the reasons for acceleration or
delays to commencement on site or effects on build out rates:

. for small sites, details of their current planning status and record of completions and
homes under construction by site;

. for sites with outline consent or allocated in adopted plans (or with permission in
principle identified on Part 2 of brownfield land registers, and where included in the 5
year housing land supply), information and clear evidence that there will be housing
completions on site within 5 years, including current planning status, timescales and
progress towards detailed permission;



4.5

4.6

4.7

4.8

. permissions granted for windfall development by year and how this compares with the
windfall allowance;

. details of demolitions and planned demolitions which will have an impact on net
completions;
. total net completions from the plan base date by year (broken down into types of

development e.g. affordable housing); and

. the 5 year land supply calculation clearly indicating buffers and shortfalls and the
number of years of supply.

Appeal Inspectors are also starting to comment on the content of Position Statements. The
following statement has been taken from an appeal decision in

“That is not to say that there should be publication of every email or every note of a meeting
or telephone conversation. The information can be provided in summary form but there needs
to be some means of identifying the basis for the conclusion reached.”

The revised NPPF introduced a new definition of delivery. For sites to be considered
deliverable, the NPPF states they should be available now, offer a suitable location for
development now, and be achievable with a realistic prospect that housing will be delivered
on the site within five years. In particular:

a) sites which do not involve major development and have planning permission, and all sites
with detailed planning permission, should be considered deliverable until permission expires,
unless there is clear evidence that homes will not be delivered within five years (for example
because they are no longer viable, there is no longer a demand for the type of units or sites
have long term phasing plans).

b) where a site has outline planning permission for major development, has been allocated
in a development plan, has a grant of pemmission in principle, or is identified on a brownfield
register, it should only be considered deliverable where there is clear evidence that housing
completions will begin on site within five years.

Planning Practice Guidance (PPG) provides further guidance on what constitutes a
deliverable site. Where evidence is required to demonstrate that housing completions will
begin on site within 5 years, this evidence may include:

* any progress being made towards the submission of an application;

» any progress with site assessment work; and

» any relevant information about site viability, ownership constraints or infrastructure
provision.

The NPPG also makes clear that local planning authorities may need to develop a range of
assumptions and benchmarks to help to inform and test assessments. Assumptions can
include lapse/non-implementation rates in permissions, lead-in times and build rates.
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4.11

Paragraph 70 of the NPPF states that local planning authorities may make an allowance for
windfall sites in the five year supply if they have compelling evidence that such sites have
consistently become available in the local area and will continue to provide a reliable source
of supply. Any allowance should be realistic having regard to historic windfall delivery rates
and expected future trends.

Paragraph 11 states that plans and decisions should apply a presumption in favour of
sustainable development. Relevant policies for the supply of housing should not be
considered up-to-date if the local planning authority cannot demonstrate a five year supply of
deliverable housing sites.

This Annual Position Statement has been prepared in accordance with the requirements set
out in national policy and guidance. It is expected that the statement will be updated every
year in April as soon as the previous year's delivery is known.
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5.7

5.8

Standard Methodology

The National Planning Policy Framework expects strategic policy-making authorities to follow
a standard method for assessing local housing need unless there are exceptional
circumstances. The NPPF also sets out transitional arrangements for emerging local plans
submitted on or before 24th January 2019. Colchester falls into this category and accordingly
has based its emerging Local Plan on policies in the previous Framework (2012).

The emerging Local Plan is at an advanced stage and matters concerning housing were
discussed at a hearing session in 2018. The Inspector subsequently wrote to North Essex
Authorities and confirmed that the figure of 920 represents the OAN in accordance with the
NPPF/PPG.

Accordingly the Council believes there are exceptional circumstances that justify the use of
an alternative methodology in Colchester.

Notwithstanding the Colchester position it is important to set out the background to the
Standard Methodology. The standard method uses a formula to identify the minimum number
of homes expected to be planned for, in a way which addresses projected household growth
and historic under-supply. The standard method identifies a minimum annual housing need
figure. It does not produce a housing requirement figure.

Housing requirement figures identified in strategic policies should be used as the starting
point for calculating the 5-year land supply figure in the following circumstances:

» for the first 5 years of the plan, and
* where the strategic housing policies plans are more than 5 years old, but have been
reviewed and are found not to need updating.

In other circumstances, the starting point for calculating housing need will be the standard
method which will inform the 5-year land supply requirement.

The standard method figure changes on an annual basis taking into account various data
sets however primarily it considers the following:

* Household projections (updated every two years)
» Affordability Ratios (updated yearly)

If the standard methodology was to be used in Colchester the minimum requirement for
2019/20 is 1085 units per year which rises to 1,139 dwellings per year when the 5% buffer is
added.



6 Previous Delivery

6.1  National policy states that where local planning authorities have a record of persistent under
delivery of new housing, there is a requirement to apply a 20% buffer to its five-year housing
requirement. National policy deals has introduced the Housing Delivery Test (HDT) to clarify
in which situations a 20% should be applied.

6.2  Colchester Borough Council has an excellent record of housing delivery over a prolonged
period. Since 2001/2 it has overseen the delivery of almost 17,000 new homes at an average
rate of 938 new dwellings per year.

Year Completions per Cumulative Cumula?ive c‘;"::::‘leat:;‘;es
year target completions against target

2001/02 830 566 830 566 -264
2002/03 830 980 1660 1546 -114
2003/04 830 916 2490 2462 -28
2004/05 830 1277 3320 3739 +419
2005/06 830 896 4150 4635 +485
2006/07 830 1250 4980 5885 +905
2007/08 830 1243 5810 7128 +1318
2008/09 830 1028 6640 8156 +1516
2009/10 830 518 7470 8674 +1204
2010/11 830 673 8300 9347 +1047
2011/12 830 1012 9130 10359 +1229
2012/13 830 617 9960 10976 +1016
2013/14 920 725 10880 11701 +821
2014/15 920 943 11800 12644 +844
2015/16 920 1149 12720 13793 +1073
2016/17 920 912 13640 14705 +1065
2017/18 920 1048 14560 15753 +1193
2018/19 920 1165 15480 16890 +1438

Table One: Housing Delivery 2001/02 to 2018/19

6.3 Table Two below illustrates delivery in the period from 2013/14 to which the FOAN of 920
dpa relates. This shows there has been a surplus of 422 over the period.



Housing Delivery

vear Target | Delivered Cumulative | Cumulative Sur|/o|us
Deficit
2013/14 920 725 725 920 -195
2014/15 920 943 1668 1840 -172
2015/16 920 1149* 2817 2760 +57
2016/17 920 912 3729 3680 +49
2017/18 920 1048 4777 4600 +177
2018/19 920 1165 5942 5520 +422

Table Two: Housing Delivery 2013/14 — 2018/19

6.4  Not surprisingly Colchester has passed the Housing Delivery Test with a result of 120% and
accordingly the Borough is required to apply a buffer of 5% opposed to the alternatives of a
20% and an Action Plan if the delivery rates had not been satisfactory.
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7.1

7.2

7.3

7.4

Windfall Allowance

Due to historic trends of windfall within the Borough, the Council will be applying a windfall
allowance in line with paragraph 70 of the NPPF (2019) and the planning practice guidance.
Although there is no universally used formula to account for the anticipated windfall several
considerations have been taken account. The NPPF and PPG provide policy and guidance
as summarised below:

e Where an allowance is to be made for windfall sites as part of anticipated supply, there
should be compelling evidence that they will provide a reliable source of supply

¢ Any allowance should be realistic having regard to the strategic housing land availability
assessment, historic windfall delivery rates and expected future trends

Taking into account the above, the Council’s criteria for a site to be considered windfall is that
it should not form part of a current or emerging allocation. There is no one approach to a
windfall allowance methodology but it is reasonable to consider past windfall rates as a basis
for the expectation of the levels of windfall that will come forward in the future. This approach
is widely used and can aid in considering the likely windfall that will come forward in the future.

Table three below highlights the level of windfall the Council has seen completed in each of
the last 4 years. The average over this time is 257 units per year. Windfall sites to
accommodate 403 dwellings have already been identified for the 2019/20 monitoring period.
Accordingly it is appropriate to retain the same windfall allowance figure of 260 units per year
for the 5 year supply.

2015/16 2016/17 2017/18 2018/19 Average

Number of
dwellings
from 328 248 207 243 257

windfall
historically

Table Three: Historic windfall completion

Table four below includes figures taken from sites with approved planning applications that
are yet to be completed that would meet the criteria of windfall. This can be termed as ‘known
windfall’. It is important to note that these will not be double counted i.e.: included in the
trajectory as a specific site and also used to justify an additional ‘windfall allowance’.

Windfall Dwellings known to be in the trajectory

2019/20 403
2020/21 212
2021/22 82
2022/23 29
2023/24 139

11



7.5

7.6

7.7

The projected delivery of sites within the trajectory is based upon building control records and
a dialogue with the site owners, agents and developers. On this basis, the Council considers
that the windfall completions that are anticipated for the first year in the trajectory, 2019/2020,
are likely to be similar to the projections as there is little opportunity for sites permissioned
this year to be completed prior to the end of 2019/20 though some office to residential
conversions could come forward. The figures for 2019/20 have been corroborated in most
cases by site owners via phone call and confirmation emails. These are shown as site-specific
allocations in the five-year supply and trajectory and no windfall allowance is included for
year one (2019/20).

In recent years the number of windfall completions has increased, due in part to the office to
residential conversions that are allowed under permitted development. Taking into account
the windfall delivery for 2018/19 and the projected windfalls for 2019/20, the predicted levels
of windfall going forward is 260 dwellings per year on average. This is considered to be a
conservative estimate when taking into account the anticipated further relaxation of permitted
development by national government.

Windfall Dwellings known to be in the trajectory

2017/18 207
2018/19 243
2019/20 403

mveragowindiall | 2ss |

For years two through to five of the housing trajectory the exact completion year of sites is
harder to project. Notwithstanding this a quantity of 865 dwellings that are known to meet the
windfall definition are already included within the trajectory.

Windfall Known Windfall sites anticipated to | Additional unknown windfall that
Year : :
Predicted be completed can be applied
260 212 48

2020/21

2021/22 260 82 178

2022/23 260 29 231

2023/24 260 139 121
Total 1040 462 578

Total additional windfall to be applied 578

7.8

The Council would expect that beyond the 865 windfall dwellings, on known sites, a further
578 dwellings will come forward within the last four years of the five year supply period from
additional windfall that the Council is unaware of currently. This equates to about 144 units
per year on average.

12



8 Five Year Supply Calculation

8.1  The table below illustrates the 5-year supply calculation for the district during the period
between 2019/2020 through to 2023/2024.

Housing Need OAHN

Annualised objectively assessed housing need (OAHN) 920
5 year housing requirement (5x920) 4600
5 year housing requirement and 5% buffer 4830
Housing Need Standard Methodology

Standard Method annual target 1085
Standard Method Target for 5 year period 5425
Standard Method Target for 5 year period with 5% buffer 5696
Permissioned sites, existing allocations and windfall allowance 5550
Emerging Allocations (4 sites only) 500

Permissioned sites, existing and selected emerging allocations and windfall

allowance 6050

Total number of years’ worth of housing supply including emerging allocations

Supply against OAHN with permissioned sites, existing allocations and windfall 574
allowance :
Supply against OAHN with permissioned sites, existing allocations, selected 6.26
emerging allocations and windfall allowance 3
Supply against SM with permissioned sites, existing allocations and windfall 4.87
allowance ]
Supply against SM with permissioned sites, existing allocations, selected emerging 5.30

allocations and windfall allowance
Table Seven: Five year supply calculation

8.2 The calculation above demonstrates that the Council has a sufficient supply of deliverable
housing to meet the 5-year requirement. A total of up to 6.26 years is deliverable within this
period depending on the scenario adopted.

13



9.1

9.2

9.3

9.4

9.5

The Supply of Deliverable Sites

NPPF identifies that to be considered deliverable, sites for housing should be available now,
offer a suitable location for development now, and be achievable with a realistic prospect that
housing will be delivered on the site within five years. In particular:

a) sites which do not involve major development and have planning permission, and all sites
with detailed planning permission, should be considered deliverable until permission expires,
unless there is clear evidence that homes will not be delivered within five years (for example
because they are no longer viable, there is no longer a demand for the type of units or sites
have long term phasing plans).

b) where a site has outline planning permission for major development, has been allocated
in a development plan, has a grant of pemmission in principle, or is identified on a brownfield
register, it should only be considered deliverable where there is clear evidence that housing
completions will begin on site within five years.

Accordingly this Position Statement is based on national policy and guidance. At a local level
this is implemented as follows;

1. Sites of less than 10 units (not major development) with planning permission are
considered deliverable unless there is clear evidence that homes will not be delivered within
5 years.

2. All sites (regardless of size) that have detailed planning permission are considered
deliverable unless there is clear evidence that homes will not be delivered within 5 years.

3. Sites of 10 or more units with outline permission will only be included in the 5 year supply
where there is clear evidence that they will be delivered within 5 years.

4. Sites which are allocated in the adopted or emerging development plan will only be
included in the 5 year supply where there is clear evidence that they will come forward within
5 years.

The Council uses a number of sources to inform the trajectory as detailed in the Monitoring
section below. Lead in times and delivery rates have been reviewed on a number of major
sites and assessed by local agents (see Appendix 4) to ensure the supply is realistic.

There are many sites within the 5 year supply which are under construction and this is noted
alongside each. These are considered deliverable.

Sites of less than 10 units have been treated as deliverable unless there is evidence that they
are unlikely to come forward.

14



9.6

9.7

9.8

Sites of 10 or more which have detailed planning permission have for the most part already
commenced and are considered deliverable. There are a few however where development
has not started and extra scrutiny has been given to these;

1. Former Co-op, Long Wyre Street — 24 units. Conditions are currently being discharged

and an application for the revised siting of a sub-station is under consideration. The
owners (East of England Co-op) are out to tender for the works to implement the
scheme. Advice provided by Nick Denny (Joint Chief Exec, East of England Co-op)
and CBC officers.

Sites of 10 or more that benefit from outline planning permission have also been scrutinised
and particular attention has been given to whether they are likely to deliver housing units
within 5 years. The sites are listed below;

1.

Cowdray Centre — (262 dwellings all built within 5 years) — extant outline permission
and full application approved by Committee on 25 April subject to a S106 agreement.
The legal agreement is well underway and Persimmon who are the developers have
provided a delivery timetable which is attached as Appendix 3. Persimmon have a
good track record in Colchester. They are currently building in Stanway at a rate
between 60 and 100 units per year and have just completed a site in North
Colchester. This comprised of 88 units and was delivered in full in less than 1 year.
They have indicated they want to progress as soon as possible.

Land north of Magdalen Street - 120 dwellings of which 60 are anticipated to be built
within 5 years. The area is part of a wider area programmed for redevelopment,
much of which is completed or underway. Planning permission was granted for 58
units in 2015 and conditions were discharged last year. A full application is currently
under consideration for 120 units in a redesigned scheme. The developer is Inland
Homes who have delivered schemes in the borough quickly and to a high standard.
They have advised their delivery timeline which is reflected in the trajectory.

There are several sites within the trajectory that are longstanding allocations in the Adopted
Local Plan. Each of these is detailed below to demonstrate why they are considered to be
deliverable;

1.

Fiveways Fruit Farm — (442 dwellings, 250 within 5 years) — an existing allocation in
the adopted Local Plan. The site is being brought forward by two local development
companies (Mersea Homes and Hills Residential) who have built out many small,
medium and large sites in the borough and surrounding areas. The site is currently
the subject of an outline planning application with a smaller Phase 1 having the
benefit of full permission to enable to start on site and move seamlessly to the next
part of the development. The outline application includes details of access to enable
site works to commence immediately while reserved matters are sought. This site
was always expected to deliver later in the plan period because of mineral working
on the adjacent site. The scheme is likely to go to Committee in June and given the
previous record of development in the borough and the two companies involved
there is no reason why this will not deliver within the § year period. The timescales
shown in the trajectory are based on advice from them and is not unreasonable
given previous builds including Chesterwell where Mersea Homes are lead
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developer and delivering approximately 150 units per year. The Companies have
previously worked together on sites in the borough as well as independently. This
approach allows them to proceed quickly even where they have a number of other
developments under way. An email detailing delivery and the lack of constraints on
the site is attached in Appendix 3.
. Essex County Hospital — 108 units. A detailed masterplan has been prepared by
agents for the new owners (Essex Housing, Essex County Council’s in-house
development arm) who have been working with planning officers and English
Heritage on a regeneration project that would retain and restore the main hospital
building and other heritage buildings on the 4.5 acre site. Public consultation is
scheduled for 18 and 22 May and the full application will be submitted after the local
elections on 2" May. Attached in Appendix 3 are details of the upcoming
consultation and overall layout plan which forms part of the development brief for the
PPA. Given the pre-application work that has taken place it is envisaged that the
application will proceed quickly to determination. The hospital is no longer in use and
the County Council are keen to start work because of anti-social behaviour in and
around the site which is now surrounded by hoardings. A delivery programme
submitted by agents for the scheme (Strutt & Parker) shows the following;

e Summer 2019 — application submission

e Spring 2020 - site preparation

e Autumn 2020 - archaeological works

e Spring 2021 - construction begins.
. University of Essex — The Meadows, Phase 3, comprising of 1250 student units
which equates to 500 dwelling units within 5 years. The University of Essex are
planning to build many new units of student accommodation as an expansion to the
Meadows scheme completed this year. The additional accommodation reflects their
expansion plans as detailed in the Strategic Plan 2019 — 2024. Given the long term
plans of the University and its track record in delivering similar accommodation there
is no reason to doubt the scheme will come forward as advised by the Estates team
and their agents. By way of example they have completed 257 similar units in the
2018/19 monitoring year. Further student units are planned later in the plan period
outside of the 5 year supply. A newspaper article is attached as Appendix 3 which
sets out their expansion plans and states that they will ‘ensure there is enough living
accommodation on offer to students.” There is currently a Preliminary Enquiry under
consideration (ref. 190182).
. Willows Court — Permission was originally granted for this scheme in 2003 and
comprised the conversion of existing building to provide 5no. flats and new build
development to provide 15no. flats and 1no. shop/office unit. There is a part
commencement of the scheme by the creation of the flats above the existing shops,
and the rest of the development can be carried out at any time. An application was
submitted in 2018 in order to vary the alignment of the internal access road and parking
layout, to avoid moving the location of four car parking spaces. The original alignment
of the road caused blockages to implementing the rest of the development and the
realignment of the road allows for the rest of the development to be completed. The
developers Harding Homes are local developers who are in talks with a Registered
Provider in order to implement the scheme. They have advised that development will
commence later this year.

16



5. Land adjacent Weston Homes, Hawkins Road, Colchester - 282 Student Units (113
dwelling equivalent). There is a current planning application on the site ref. 190335.
Given the high demand for student accommodation in this area close to the University
there is no reason that this site will not deliver new homes in the 5 year period. There
are a number of sites in Hawkins Road currently being developed reflecting the
regeneration of the area.

6. Britannia Car Park, Colchester — a Council owned site which has been identified for
development. It is now within the Housing Delivery Plan for the Councils commercial
property arm (Colchester Amphora Homes Limited) which is a Housing Development
Company established to provide high quality new homes for market sale and rent.

9.9 There are a number of sites which benefit from permitted development rights and these
have also been looked individually where development has not already commenced.

1. Riverside Centre — the site benefits from permitted development to convert into 89
units. However, a developer known to the Council is in talks to buy the site and has
worked up plans to convert and extend the existing buildings to increase the numbers
on the site. A precautionary approach has been adopted that only uses the lower
number and shows delivery at the back end of the 5 year period. This assumption is
based on the healthy demand for office to residential conversions and the location of
the site which is close to the town centre, mainline railway station and award winning
park. The developer is known for a quick build/conversion. As talks are ongoing the
information is commercially sensitive at this time but evidence will be added as it
becomes available.

9.10 The final element of the supply comprises sites in the emerging Local Plan. One small site
has already been granted planning permission and work has commenced (Irvine Road) so
no supporting information is considered necessary. Details of the other 4 sites are included
below;

1. Mill Road, Colchester — Mill Road, Colchester (650 units plus a 75 bed care home in
total of which 150 units are expected to be delivered in the first 5 years.) This a
Council owned site and subject to a current hybrid planning application (ref. 190665).
The site is being promoted and developed by the Councils commercial development
company who have experience of smaller scale housing development as well as
commercial development. The scheme is outlined in the adopted Myland and
Braiswick Neighbourhood Plan and has been the subject of extensive public
consultation over the years leading up to submission. 30% of new homes will be
affordable housing. A delivery timetable is attached as Appendix 3.

2. Gosbecks — (150 units to be built within 5 years). A full planning application is currently
under consideration (190522) following a detailed PPA process which resolved all
issues raised in representations to the Local Plan. Only four comments were received
as part of the Council publication draft Local Plan consultation. The planning
submission robustly addresses the comments and issues raised as part of the plan
preparation process, and as such, the Council are able to afford Policy SC1 great
weight, in respect of the land at Gosbecks. The scheme for 150 dwellings (30% of
which are affordable) is being promoted by Bloor Homes who have a good track record
in Colchester. They are currently building at Rowhedge (170 units) and are part of the

consortium at Severalls (750 units). Bloors have provided a delivery timetable
17



9.1

(attached as appendix 3) which shows commencement late in 2019 and first
completion in 2020/early 2021. There is no reason to doubt this is realistic given their
previous delivery record in the borough (further details in Delivery Table 1).

Chitts Hill (100 units to be built within the 5 year period). A current full application
(172049) is at an advanced stage and the developers Hopkins Homes have indicated
that they want to move from their other site in Stanway straight on to this one. Contract
and site managers are in place to commence work as soon as planning permission
issued. The existing site at the Railway Sidings comprised 123 units on a complex site
with different levels, significant planning obligations relating to the adjacent open
space but was delivered promptly.

Eight Ash Green — 150 units of which 100 units have been assumed to be delivered
within 5 years. An outline application is currently under consideration (171529) for land
allocated in the emerging Eight Ash Green Neighbourhood Plan. Given the advanced
stage of the Neighbourhood Plan and the statement from Gladman above there is no
reason to believe this cannot proceed quickly to delivery.

Appendix 1 includes the detailed 5 year housing land supply.

18



11

11

11.2

11.3

11.4

Monitoring

This housing land supply statement and accompanying housing trajectory has been produced
based on information from a number of sources to reflect the multifaceted nature of housing
supply and delivery.

In accordance with the PPG the trajectory in Appendix 1 provides details of all sites that have
either delivered new housing units in the past year or are expected to deliver new units in the
next five years. For each site, details are included of the current planning status, the number
of homes completed, homes under construction and those expected to be built, as well as
the expiry date of permissions where applicable, and whether or not sites are counted as
windfall. For sites which do not benefit from full planning permission additional information
and clear evidence is included in this report which demonstrates that there will be housing
completions on site within 5 years, including current planning status, timescales and
progress. The report also sets out the 5 year land supply calculation and identifies the
appropriate buffer (5%), and that there is no shortfall to address.

Those sites where additional information is required to demonstrate that housing completions
will begin on site within 5 years, are detailed in the report and this position statement includes
information about:

o progress being made towards the submission of an application;

o progress with site assessment work; and

o any relevant information about site viability, ownership constraints or infrastructure
provision.

The PPG also makes clear that local planning authorities may need to develop a range of
assumptions and benchmarks to help to inform and test assessments. Assumptions can
include lapse/non-implementation rates in permissions, lead-in times and build rates.
Accordingly the Council has prepared the table below to demonstrate lead in times and
delivery across a number of sites in the borough. This uses clear evidence and demonstrates
actual performance on comparable sites and is used to form assumptions to test delivery
information or where there is no information available from site owners/developers to inform
the assessment. There are very few sites in Colchester which lapse or are not implemented.
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11.5

11.6

11.7

11.8

11.9

In respect of housing supply the principle sources of information are residential planning
permissions (including sites undergoing the planning application process, sites benefiting
from extant permission, and sites with lapsed permission) and strategic residential allocations
contained in the adopted and emerging Local Plans. Future sources of information may
include the Brownfield Land Register and any future Strategic Land Availability Assessment.

Housing delivery information, specifically completion records, is gathered from Local
Authority Building Control (LABC) records, which are available intemally within the Council.
In addition to LABC records, a large number of sites are inspected by the National House
Building Council (NHBC) which compiles its own records and reports building regulations
compliance to Colchester Borough Council.

Site specific anticipated delivery rates on sites under the control of a developer, land promoter
or other such interested party are, wherever possible, gathered through direct contact with
those parties. The Council contacts applicants and developers regularly to ensure the
information is as accurate as possible. The Council has also asked local agents for their view
on the housing trajectory in accordance with the PPG (Paragraph: 023 Reference ID: 3-023-
20140306).

The anticipated delivery rates of sites without discermnible promotion, or where contact has
not been possible, are calculated based on the best judgement of the Council and
assumptions which take into account whatever relevant background and site-specific
information is available. Such sites are rarely included in the 5-year supply, unless there are
exceptional circumstances to justify it.

In addition to these sources, the Council conducts site visits to gauge the progress of
residential development sites and verify building control records where they are present, and
supplement them where those records are not available.

11.10 The Council accepts that assessments need to be realistic and this Annual Position

Statement includes the following:

 for sites with detailed planning permission, details of numbers of homes under
construction and completed each year:;

« for small sites, details of their current planning status and record of completions and
homes under construction by site;

« for sites with outline consent or allocated in local plans, information and clear evidence
that there will be housing completions on site within 5 years, including current planning
status, timescales and progress towards detailed permission;

* permissions granted for windfall development by year and how this compares with the
windfall allowance;

* total net completions from the plan base date by year; and

* the 5 year land supply calculation clearly indicating the 5% buffer and the number of
years of supply.

11.11 The majority of sites are delivering at the projected rate which is to be expected given the

regular contact with housebuilders and agents. Only net completions are included so the few



11.12

11.13

11.14

11.15

demolitions that are involved are not identified i.e. where one dwelling is being demolished
and three new homes built only two are shown in the trajectory. As detailed above few sites
are not implemented in Colchester.

The inclusion of a limited number of sites in the emerging Local Plan reflects previous appeals
and judgements. The Court of Appeal delivered judgment in St Modwen v SSCLG & ERYC
2017 concerning the meaning of the phrase “deliverable sites” in the context of the
requirement in paragraph 47 of the National Planning Policy Framework for a five-year
housing land supply. Lord Justice Lindblom said that, to be deliverable in this sense, a site
has to be capable of being delivered within five years, but it does not need to be certain or
probable that the site actually will be delivered within five years. Sites can be included in the
five year supply if the likelihood of housing being delivered on them within the five year period
is no greater than a realistic prospect; just because a particular site is capable of being
delivered within five years, it does not mean that it necessarily will be. In his view, there is a
distinction between the identification of deliverable sites for the purpose of showing a supply
of specific deliverable sites sufficient to provide five years’ worth of housing against an
authority’s requirements and the expected rate of delivery to be reflected in a housing
trajectory. The Judge also noted that the NPPF recognises that local planning authorities do
not control the housing market.

The High Court case of Wainhomes (South West) Holdings v SSCLG 2013 clarified that
inclusion of a site in an emerging Local Plan is at least some evidence that the site is
deliverable. The Judge, Stewart-Smith J surmised that a site’s deliverability is reliant on the
evidence to support the proposed allocation on a site-by-site basis. The weight to be attached
to the quality of the authority's evidence base is a matter of planning judgment for an
inspector.

The NPPF does not exclude consideration of emerging allocations in the criteria for
deliverable and the Council considers that this is intentional when taking into account the use
of closed lists elsewhere in the NPPF. Emerging allocations have only been included within
the five year supply where the Council believes that the sites are deliverable using evidence
obtained. All emerging sites within the 5-year trajectory are subject to early discussions,
planning applications and PE's/PPA’s and there are no known insurmountable constraints
that will affect deliverability. Notwithstanding this, the Council is not reliant upon emerging
allocations to illustrate a sufficient 5-year supply. They have however been included within
the trajectory to reflect what the Councils considers to be the most accurate picture of
delivery.

Due to the live nature of this document, it is subject to change following any subsequent
changes to the housing land supply and/or housing delivery position. Therefore whilst the
published statement is correct at the relevant date stated in the document (as of the 1%t of
April 2019), it is subject to change. Future updates will be published on a regular basis to
ensure that an accurate representation of the Council’'s land supply position is available to
interested stakeholders.
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Appendix 1 — Year Housing Trajectory
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Appendix Two — Inspectors Letter

NORTH ESSEX AUTHORITIES
Strategic (Section 1) Plan

Inspector: Mr Roger Clews
Programme Officer: Andrea Copsey

Tel: 07842 643988
Email: copseyandrea@amail.com

Address: Examination Office, Longcroft Cottage, Bentley Road, Clacton-on-Sea,
Essex CO16 9BX

To:

Emma Goodings, Head of Planning Policy & Economic Development, Braintree
District Council

Karen Syrett, Place Strategy Manager, Colchester Borough Council
Gary Guiver, Planning Manager, Tendring District Council
27 June 2018
Dear Ms Goodings, Ms Syrett and Mr Guiver
EXAMINATION OF THE STRATEGIC SECTION 1 PLAN

Meeting the Need for New Homes (Plan chapter 4)

1. As indicated in my letter of 8 June 2018 (Advice on the Next Steps in the
Examination), I am now writing to give my views on chapter 4 and policy
SP3 of the Section 1 Plan [“the Plan"], which cover the Plan’s housing
requirements. I am not inviting comments on this letter, but please
contact me via the Programme Officer if you have any queries on it.

2. This letter should be read in conjunction with my letter of 8 June. The
views expressed in it are based on the evidence currently before me. I
reserve the right to modify these views in the light of any further evidence
that may come forward before the examination ends.

3. As noted in my letter of 8 June, in document SD002a! the NEAs have
suggested modifications to address some of the issues of soundness that

! Suggested Modijfications to the Publication Draft Braintree, Colchester and Tendring
Local Plans: Section One (Feb 2018)



have been identified during the examination. These include modifications
to policy SP3 and its reasoned justification. Accordingly, the main purpose
of this letter is to consider whether the housing requirement figures
contained in submitted policy SP3 are soundly based.

Housing need in North Essex

4.

Submitted policy SP3 sets out housing requirement figures for the Plan
period for each of the NEAs2. They equate to the objectively-assessed
housing need [OAHN] for each NEA as calculated by the Objectively
Assessed Housing Need Study, November 2016 Update [the OAHN Study].
The OAHN Study covers a housing market area [HMA] that includes the
three NEAs plus Chelmsford. While consideration of a HMA also including
Maldon would have been valid too, the exclusion of Maldon makes no
practical difference to the conclusions of the study for the NEAs.

The Government intend to introduce a new standard method for calculating
housing need. However, it has not yet been introduced and the current
national guidance on assessing housing need is contained in national
Planning Practice Guidance [PPG].

PPG recommends using the latest official national household projections as
the starting-point for assessing housing need. For Braintree and Colchester
the OAHN Study takes the latest 2014-based projections as its starting-
point. Having considered the thorough analysis contained in the study, and
the other relevant evidence presented, I am satisfied that there are no local
demographic factors or evidence of suppressed household formation rates
that might require adjustments to those projections.

For Tendring, however, the OAHN Study takes a different approach to the
starting-point figure in order to correct what it sees as an inaccuracy in the
official projections originally manifested in Unattributable Population
Change [UPC].

UPC in Tendring

Should account be taken of the factors giving rise to UPC?

8.

UPC is the term given to the discrepancy between population change
between 2001 and 2011 as measured by the Censuses for those years, and
population change over the same period as calculated in official Mid-Year
Estimates [MYEs]. At a national level the discrepancy is relatively small but

2 The three NEAs in the context of this letter are Braintree District Council, Colchester
Borough Council, and Tendring District Council.

2
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locally it can be substantial. Tendring’s UPC is a positive figure of around
10,500 and is one of the biggest of any LPA in England.

9. UPC is the result of inaccuracies in the Census, or the MYEs, or both. To
the extent that it is due to inaccuracies in the MYEs, those inaccuracies are
likely to relate to the way in which migration trends are calculated, since
the other components of MYEs - records of births and deaths — are highly
reliable. Any inaccuracies in the calculation of migration trends, if
uncorrected, may in turn affect the accuracy of the official population and
household projections for future years.

10. PPG does not explicitly refer to UPC but it does acknowledge that local
changes to the official household projections may be justified by local
circumstances if they are supported by robust evidence. Such local
circumstances might include factors affecting migration trends such as
changes in employment growth, a large employer moving in or out of the
area, or a large urban extension in the last five years.

11. Notwithstanding the general position on UPC taken by the Office for
National Statistics [ONS] and the Local Plans Expert Group, I see nothing in
national planning policy or guidance to prevent local changes to official
household projections also being made to take account of the factors that
gave rise to UPC. To justify such changes for Tendring would, however,
require robust evidence that those factors continue to have a substantial
distorting effect on the migration trend rates used in the official population
and household projections for the district.

Evidence on the factors giving rise to UPC

12. Evidence on the factors that gave rise to UPC has evolved over time.
Consequently it would no longer be appropriate to view the 2016 OAHN
Study as providing the principal justification for the NEAs’ view that
480 dwellings per annum [dpa] should be taken the demographic starting-
point for assessing housing need in Tendring, rather than the officially-
projected growth figure of around 670dpa3. It is necessary to engage with
more recent evidence that is before the examination, including evidence
produced originally for two planning inquiries in 20174, and papers dealing
with the implications of the 2016-based sub-national population projections
[SNPP]5.

3 The 2014-based household projections give a figure of 625 households per annum,
which translates to almost 670dpa with an allowance for vacancies and second homes.
4 PINS references APP/P1560/W/17/3169220 and APP/P1560/W/17/3183678, 3183626
& 3183695

5 EXD/037 & EXD/038
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13.

14,

15.

16.

17.

In July 2017, inquiry evidence by consultant Neil McDonald concluded that
adjusting the latest (2014-based) household projections to correct for the
inaccuracies in the migration flow data suggested a demographic housing
need of between 420dpa and 540dpa. Those figures correspond to a range
of between 60% and 40% of UPC in Tendring being attributable to
inaccuracies in estimating migration. Advice from ONS indicates that some
47%-57% of the UPC figure for Tendring is attributable to inaccuracies in
migration trend rates. Mr McDonald’s evidence demonstrates that the
NEAs’ starting-point figure of 480dpa - which lies at the middle of his range
- is consistent with the ONS advice.

In reaching his conclusions Mr McDonald considered a suggestion that the
errors in migration flow estimates were likely to have been concentrated in
the early part of the decade 2001-11, and therefore to have had little or no
effect on the latest household projections®. However, he demonstrated
convincingly, both through a detailed analysis of migration flows between
2001 and 2016, and subsequently by comparing household growth as
indicated by MYEs with the actual number of dwellings added to the housing
stock, that in Tendring’s case that suggestion is not borne out.

ONS introeduced improvements to estimates of international migration and
foreign armed forces dependants when preparing the base data for the
2016-based SNPP. But those factors make a much smaller contribution to
population and household change in Tendring than internal (within-UK)
migration, estimates of which are not affected by the ONS improvements.
Having considered all the conflicting evidence on this point, I consider it is
highly likely that errors in migration trend rates continue to affect the
official household projections for Tendring in the way that Mr McDonald
indicates. As the 2016-based SNPP will also have been affected by those
errors, they provide no basis for taking a different view.

Indeed, later evidence from Mr McDonald suggests that errors in migration
flow estimates may have an even greater distorting effect on household
projections, and that when taken together with adjustments to mortality
rates made by ONS, they mean that Tendring’s demographic starting-point
should be within a range from 380dpa to 460dpa. However, the NEAs
prudently propose no change to their original figure of 480dpa.

Rebasing the household projections to reflect the 2016 MYEs, as was also
suggested, would be inappropriate as it would ignore the persuasive
evidence that the errors that gave rise to UPC continue to distort migration
trend rates for Tendring. Nor do I agree that household formation rates
should be adjusted from those used in the latest official household

& Since ONS’s migration trend rates are based on the previous five years (for migration
within the UK) or six years (for international migration).

4
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projections, notwithstanding that this has been done in other plan
examinations. A number of cogent studies now indicate that household
formation rates lower than those experienced before 2008 are not a
temporary phenomenon but reflect longer-term changes in economic and
social circumstances’. There is no substantial evidence to show that
Tendring is an exception to those changes.

Conclusions on the factors giving rise to UPC

18.

19.

Drawing all these points together, I find that the evidence before me
supports the NEAs’ position that 480dpa is the appropriate demographic
starting-point for assessing housing need in Tendring. A departure from
the official projections is justified in this case by both the scale of the
difference between this figure and the figure derived from the official
household projections, and the robustness of the evidence that the
difference is due to the continuing effect of factors that gave rise to UPC.

UPC in Chelmsford and Braintree was very small: less than one-tenth of
that experienced in Tendring, on a percentage basis. It was more
significant in Colchester (though still much lower than in Tendring), but as
in Tendring it was negative, making it highly unlikely that UPC involved
misallocating part of Colchester’s population to Tendring. I therefore see
no cause for concern that adjusting for factors that gave rise to UPC in
Tendring only would increase housing need in other parts of the HMA.

Employment trends

20.

21.

The OAHN Study compares two economic forecasts of job growth and
associated dwelling requirements for Braintree and Colchester. In each
case the higher of the two dwelling requirement forecasts (from the East of
England Forecasting Model) indicates that an increase in the starting-point
figure for housing need is required if labour supply and economic growth
are not to be constrained. The respective increased figures are 702dpa for
Braintree (against a starting-point of 623dpa) and 920dpa for Colchester
(starting-point 866dpa). Sense-checks indicate that trends implied by the
model for factors such as unemployment, economic activity rates, double-
jobbing and commuting are realistic.

For Tendring the OAHN Study takes the view that a standard economic
forecast would not be reliable because of the distortions introduced by UPC,
as discussed above. A bespoke forecast commissioned from Experian,
however, indicates that housing provision of 550dpa would meet future

7 See, for example, Simpson, Whither Household Projections? in Town and Country
Planning Dec 2014, and McDonald & Whitehead, New Estimates of Housing Requirements
in England 2012 to 2037, TCPA, Nov 2015..

5
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labour demand in full. Moreover, Experian’s forecast growth figure of 490
jobs per annum is significantly higher than past trends would suggest.
While scenarios drawn up on a different basis suggest that higher levels of
housing provision would be needed to sustain lower rates of job growth,

I find nothing to indicate that they are more robust than the Experian
forecast.

22. The evidence before me therefore gives no cause for concern that economic
growth in North Essex will be hampered by lack of housing. Having said
that, the interrelationship between housing and job growth is complex and I
would recommend that the NEAs monitor it carefully during the Plan period,
not just in Tendring but in all three districts.

Market signals

23. As advised by PPG, the OAHN Study analyses trends in housing delivery,
house prices and rents, and affordability for each of the NEAs. While it
focusses on absolute levels when considering those indicators, an
alternative analysis of rates of change does not reveal any marked
differences in their relationship to national and regional trends. In broad
terms, affordability issues are greatest in Braintree, while Tendring shows
evidence of significant past under-delivery. In Colchester, on the other
hand, affordability indicators are generally below the regional average, and
past delivery has generally met plan targets.

24. On that basis the OAHN Study recommends an upwards market signals
adjustment of 15% to the starting-point figures for housing need in
Braintree and Tendring. No market signals adjustment is recommended for
Colchester. The recommended uplifts for Braintree and Tendring are
substantial in both percentage and absolute terms, and in my view can be
reasonably expected to improve affordability and housing delivery in those
two areas. A suggested alternative approach, using uplift factors derived
from national studies on the need for housing growth, does not reflect
PPG’'s emphasis on how market sighals adjustments will affect the local
housing market.

Need arising in London and elsewhere

25. The analysis in the OAHN Study indicates that any increase in net migration
to the NEAs based on forecasts prepared by the Greater London Authority
[GLA] in 2013 would be very limited. The other evidence before me does
not justify any additional adjustment to the housing need figures for North
Essex to account for need arising in London, and no such adjustment has
been requested by the GLA. No meaningful conclusions can be drawn from
the evidence being prepared for the forthcoming examination of the new

6
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London Plan until that examination has concluded. There is no evidence of
any unmet need arising elsewhere that ought to be met in North Essex.

Affordable housing need

26. Affordable housing need in North Essex is calculated in accordance with PPG

27.

28.

29.

in the Strategic Housing Market Assessment Update December 2015
[SHMA]. The resulting figures are 212dpa for Braintree, 267dpa for
Colchester and 151dpa for Tendring. These figures represent, respectively,
around 30%, 29% and 27% of the overall housing requirement for each
district as recommended in the OAHN Study.

The SHMA assumes that households are not regarded as needing affordable
housing unless the cost to them of renting (or buying) in the private market
would exceed 35% of gross household income. That 35% threshold reflects
the existing situation in the housing market area, as demonstrated by
evidence from household surveys and letting agents. However, it is
relatively high in a national context, as evidence from other examinations
shows. Thresholds of 25% to 30% are more common unless there is local
evidence to show that a higher threshold is appropriate.

An appropriate measure is to compare the residual income available to
lower-quartile income households when different thresholds are applied.
Income levels in Braintree and Colchester are significantly higher than the
national average. On the 2015 figures shown in Figure 2.9 of the SHMA,
lower-quartile income households spending 35% of their gross household
income on rent would be left with a residual income of £11,825 in Braintree
and £11,017 in Colchester. At a national (England and Wales) level, those
levels of residual income would equate, respectively, to expenditure of 24%
and 29% of gross household income on rent. Against that national
comparison, I consider that the local evidence supports a 35% threshold in
Braintree and Colchester.

By contrast, income levels in Tendring are significantly lower than the
national average. On the same 2015 figures, spending 35% of their gross
household income on rent here would leave a lower-quartile income
household with a residual income of only £8,582, some £1,500 below the
corresponding figure for England and Wales. I consider that this
discrepancy justifies use of a lower threshold of 30%, consistent with
national benchmarks, for market housing affordability in Tendring. In view
of existing local market conditions it would be unrealistic to set a lower
threshold. This adjustment has the effect of increasing affordable housing
need in Tendring to 278dpast.

& SHMA, Table A7.1d
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30.

31.

32.

33.

Policies in the Section 1 and Section 2 plans set affordable housing
requirements of 30%-40% in Braintree, and 30% in Colchester, Tendring
and at the proposed GCs. Some additional affordable housing is likely to
come forward on exception sites, or directly from affordable housing
providers. On this basis there is a good prospect that affordable housing
need will be met over the Plan period in Braintree and Colchester if their
overall housing requirements are met in full, even after allowing for the fact
that a proportion of sites will be exempt from the policy requirements.

In Tendring, however, affordable housing need of 278dpa represents
around half the objectively-assessed need figure of 550dpa. Even after
allowing for other sources of provision, that will not be delivered by an
affordable housing requirement of 30%, and there is no evidence to show
that a higher percentage requirement would be viable. In these
circumstances PPG advises that an increase in the overall housing
requirement should be considered where it could help deliver the required
number of affordable homes.

However, Tendring’s OAHN of 550dpa already requires annual housing
delivery to more than double from the annual delivery rates experienced
between 2010 and 2016. The need to make up the large shortfall in
provision since the start of the Plan period will produce a substantial further
increase in the required annual delivery rate, at least in the early years of
the Plan period. Meeting that higher delivery rate will itself increase
affordable housing provision significantly above that which would be
derived from the OAHN alone. Moreover, given the scale of the uplift in
delivery already required, it seems very unlikely that there would be
effective demand for an even higher level of overall housing provision.

In these circumstances I consider that increasing the housing requirement
for Tendring above 550dpa would be both unnecessary and ineffective in
securing additional affordable housing provision in the foreseeable future.
However, the need for such an increase should be considered again at the
Plan's next review, based on up-to-date evidence of affordable need and an
analysis of market and affordable housing delivery in the early years of the
Plan period.

Review and recovery mechanisms

34.

In view of my conclusions on the proposed GCs, it would be premature to
reach any conclusions at this stage on whether review and recovery
mechanisms need to be built into the Plan to deal with any future delays or
shortfall in housing delivery. :

23



Conclusions on housing need and requirements

35.

36.

37.

The OAHN Study concludes that housing need for Braintree and Colchester
is 716dpa and 920dpa respectively. For Braintree, 716dpa represents a
15% market signals uplift on its starting-point figure. As this exceeds the
housing need figure of 702dpa derived from the EEFM, the OAHN Study
assumes, correctly, that no additional adjustment is needed. The market
signals uplift will itself provide enough dwellings to meet future labour
demand. For Colchester, 920dpa is the figure derived from the EEFM
economic model, with no further market signals adjustment required. I
endorse those figures as representing the objectively-assessed housing
need for Braintree and Colchester.

I have concluded above that 480dpa should be taken as the starting-point
for assessing Tendring’s housing need. Applying the 15% market signals
adjustment recommended in the OAHN Study produces a round figure of
550dpa, which I conclude is the objectively-assessed housing need for
Tendring. For the reasons given above I find no need to increase that
figure to meet future labour demand or help deliver a higher proportion of
the affordable housing need, although the need for such an increase should
be reconsidered when the Plan is reviewed.

The housing requirement figures for each of the NEAs set out in submitted
policy SP3 are the same as the figures which I have concluded represent
their respective objectively-assessed housing needs. Accordingly,
submitted policy SP3’s housing requirements are soundly based.

Yours sincerely

Roger Clews

Inspector
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Il PERSIMMON
S PERSIMMON
HOMES ESSEX
Persimmon House
Gershwin Park

Witham

Essex

CMB 1FQ

Tel: 01376 518811

Fax: 01376 521145

DX: 33421 Witham
www.persimmonhomes.com

Colchester Borough Council (Planning Services)
C/o Ms Lucy Mondon

Planning Officer

Planning Project Team

Commercial Services

Colchester Borough Council

Rowan House

33 Sheepen Road

Colchester

CO03 3WG

18th April 2019
Dear Ms Mondon,

TOWN AND COUNTRY PLANNING ACT 1990
RE: FULL PLANNING APPLICATION FOR COWDRAY CENRE, COLCHESTER
APPLICATION REF: 180045

| refer to the above application being considered at the Planning Committee Meeting on
Thursday 25" April 2019.

Housing Delivery

In terms of housing delivery, subject to a positive resolution on the 25" April and the
conclusion of the s106, we will be gearing up to commence.

Upon the grant of planning permission, Persimmon will acquire the site. Development will
be phased and will commence on the vacant western parcel. This will commence as soon as
pre-commencement conditions and obligations are discharged (c. June 2019). This parcel
comprises 7 apartments and 16 houses (119 units). 1% legal completions are anticipated 9
months after commencement (i.e. Jan/Feb 2020) with the final completions on this phased
some 13-16 months later (i.e. March/June 2021).

Vacant possession will be obtained on the eastern parcel 12 months after acquiring the site.
This will allow for the re-location of the few remaining businesses. Development will

1



commence on the Eastern parcel as soon as vacant possession is obtained (i.e. May 2020).
This parcel comprises 4 apartment buildings and 71 houses (143 units). Development is
anticipated to commence in May 2020 with demolition and remediation. 1% legal
completions are anticipated 9 months after commencement (i.e. Jan/Feb 2021) with the
final legal completions on this phased some 20 months later (i.e. Aug /Sept 2022).

Table: Anticipated Delivery Rates

2019 2020 2021 2022 2023 TOTAL
[1 Jan|[1 Jan|[1 Jan|[1 Jan |1 Jan
2019/ 31 | 2020/ 31 | 2021/ 31 | 2022/ 31 | 2023/ 31

Dec Dec Dec Dec Dec 2023

2019] 2020] 2021] 2022]
West - 89 30 - - 119
East -- n/a 71 72 - 143
TOTAL - 89 101 72 - 262

It is anticipated that the site would be built out by the end of 2022. This is in line with the
Council’s Housing Trajectory in the Housing Land Supply Position Statement (June 2018).

As you can see from the above table, whilst work will commence on the western parcel
(Phase 1), it is anticipated that once vacant possession is obtained on the eastern parcel
works will commence. Therefore, from May 2020 both phases will be in production and this
speeds up delivery.

Road Adoption and parking

The principal estate roads leading from Mason Road have been designed to and will be built
to adopted standards. The estate roads have also been designed to and will be built to
adopted standards. It is our intention to put these forward for Adoption under the Highways
Act. As part of the adoption process, measures such as parking restrictions will be employed
to prevent parking outside of authorised areas and to provide protection of junctions. The
adoption process also involves the payment of commuted sums.

Whilst we are not presently envisaging this, should there be any non-adopted roads, these
would be managed and maintained by the estate management company. Private parking
restrictions would be used as necessary.

Parking for the houses will be conveyed with the house to which it relates. The communal
parking courts for the apartments will be private. These parking areas along with the areas
of open space will be managed by or on behalf of the estate management company. Given
the proximity to the town centre and rail station, parking enforcement will be in place to
ensure that parking is retained for residents and visitors.

We note that measures for the management and maintenance of SUDS, Open Space and
landscaping are to be agreed and controlled via conditions 20 and 28. The draft 106 also
contains provision is Schedule 4 for a Management Company to be established in relation to
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open space and amenity areas. As detailed above, the Management Company will also be
responsible for parking management in relation to private parking courts.

Heads of Terms
A draft of the s106 has been produced by CBC’s appointed Solicitor. This includes;

® Schedule 4: Measures for the long term management and maintenance of
amenity areas and open spaces. Requirement to provide a Local Equipped
Area of Play. Information boards to inform residents of the public rights of
way network and circular walking routes in the locality.

e Schedule 10: Ecological Mitigation including RAMS payment of £122.30 per
unit

Part 14 of the Committee Report details Heads of Terms. | trust that Members can be
updated in relation to the additional heads of terms (as covered by Schedule 4 and 10 of the
draft s106).

Pre-commencement Conditions

| note that the recommendation of approval is subject to ‘agreement with the applicant to
the pre-commencement conditions’. The pre-commencement conditions in the Committee
Report are;

11 - Ecological Mitigation and Management Plan

13 - Archaeological Investigation

14 - Con Land site characterisation

15 — Construction Method Statement

16 — Con Land submission of remediation statement

17 — Implementation of approved remediation scheme

18 — Landscape scheme

19 — Surface water drainage scheme*

20 — Surface Water Drainage Maintenance and Management*

21 - Highway requirements - PROW

The pre-commencement conditions are acceptable. We seek your agreement to minor
changes to 19 and 20 which would help to facilitate early delivery. In terms of 19 and 20, it is
considered that ‘commencement’ should relate to the building works and exclude works of
site clearance, remediation and archaeological Investigation. These amendments would not
prejudice the timely agreement of drainage matters ahead of construction of the
development. | have detailed the suggested amendments in red below;

19. Surface Water Drainage Scheme

No works (other than site clearance, works of remediation and archaeological
Investigation) shall take place until the following, as part of the detailed surface water
drainage scheme for the site, has been submitted to and approved in writing by the
local planning authority.



» Detailed engineering drawings of each component of the drainage scheme.

» A final drainage plan which details exceedance and conveyance routes, FFL
and ground levels, and location and sizing of any drainage features.

Reason: In order to prevent flooding by ensuring the satisfactory storage
of/disposal of surface water from the site and to ensure the effective operation
of SuDS features over the lifetime of the development, as well as to provide
mitigation of any environmental harm which may be caused to the local water
environment. Failure to provide the above required information before
commencement of works may result in a system being installed that is

not sufficient to deal with surface water occurring during rainfall events and may lead to
increased flood risk and pollution hazard from the site.

20. Surface Water Drainage Maintenance and Management

No works (other than works of site clearance, remediation and archaeological
Investigation) shall take place until @ Management and Maintenance Plan detailing the
maintenance arrangements including who is responsible for different elements of the
surface water drainage system and the maintenance activities/frequencies (including
details of how maintenance will be recorded), has been submitted to and agreed, in
writing, by the Local Planning Authority.

Should any part be maintainable by a maintenance company, details of long

term funding arrangements should be provided.

Reason: To ensure appropriate maintenance arrangements are put in place to

enable the surface water drainage system to function as intended to ensure
mitigation against flood risk. Failure to provide the above required information
before commencement of works may result in the installation of a system that is not
properly maintained and may increase flood risk or pollution hazard from the site.

If you have any queries in relation to the above matters, please come back to me.

Yours sincerely

David Moseley

Head of Planning, Persimmon Homes Essex
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University of Essex to undergo biggest expansion in its history | Gazette Page 1 of 5

ﬁ University unveils plans for biggest expansion its history
fvy o B Q =
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We are Bathroom, Kitchen & Bedroom experts.
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Additional showrsom cpening soon

News

15th April

University of Essex to undergo biggest expansion in its
history

By Wendy Bradina | W @WBrading
: News Editor / Specialist News Reporter

Most read Commented

f ¥ in & £ 19 comments

A UNIVERSITY has announced plans to undertake its largest ever expansion of
staffing as it prepares to welcome thousands of extra students in the next six
years.

The University of Essex says it will be creating 100 new academic roles and a
further 50 professional posts as part of its strategic plan.

The plan outlines the university’s ambition to add nearly 3,500 new students to
its books, which will be a significant increase to the existing 16,500 students.

https://www.gazette-news.co.uk/news/17570313.university-of-essex-to-undergo-bigg... 16/04/2019



University of Essex to undergo biggest expansion in its history | Gazette Page 2 of 5
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students will be based across all three of its campuses in Colchester, Southend e lar |
and Loughton. spot

Work is already underway on building a new teaching centre on the main
campus which is scheduled to open next year.

The three-storey building will include 15 new teaching rooms which will have an
average capacity of 40 people.

The university says it will continue to “plan for the development” of the
university's three campuses to ensure there is enough living accommodation on
offer to students.

The newest accommadation, called the Copse, opened in October and offers 643 _3 Spi?ﬁ%ﬂv

single ensuite bedrooms and studios.
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The expansion is the largest since the university opened 55 years ago.

Prof Foster added: “In response to record levels of interest from applicants in
securing undergraduate and postgraduate places at the University of Essex,
combined with an increase in externally-funded research and our overall
financial health, the university is investing in a step-change in staffing to
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Marie Rutherford

—— - —
From: Morris, Bryn <bmorris@essex.ac.uk>
Sent: 09 May 2019 21:49
To: Karen Syrett
Cc: Ian Vipond
Subject: Development of Student Residences by the University of Essex on the Colchester
Campus
Dear Karen

| am writing to you in the context of the publication this week of the University's new Strategic Plan 2019 — 2025. One
of the goals set out in the plan is the ambition for further growth in our student numbers, with the intention that the
University will have grown to around 20,000 students by 2025 from the current number of around 16,000. As you
know, our Colchester Campus is the study location currently for the majority of our students and, in this context, it is
likely that a substantial proportion of this further growth in student numbers will be at Colchester.

In order to support this continued growth in student numbers, the University is intending to develop an additional 1250
bed spaces of student residences at our Colchester Campus In terms of the intended timescales for this
development, our aim is to deliver the first phase (approximately 50% of the bed-spaces) by September 2021 for
occupation from October 2021 and the second phase (the remainder) by September 2022.

Pre-application discussions have commenced with Colchester Borough Council Planning Officers on this
development and a planning application is imminent. The development will be taking place on land already owned by
the University, and therefore there are no land acquisition or landowner permission obstacles to the development.

Funding arrangements for the development are currently being progressed, which will be finalised in early 2020, in
order to achieve an on-site start for the development of March 2020.

| wanted to make sure that you were aware of this important aspect of our development plans as soon as possible
after publication of our new Strategic Plan.

Regards.

Bryn

Bryn Morris
Registrar & Secretary
University of Essex

My preferred gender pronouns are ‘he, him, his’.
What are yours?

T 01206 873000
M 07884 218210

E registrar@essex.ac.uk
» www.essex.ac.uk

WE ARE ESSEX

WINNER -'
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Marie Rutherford _

= =
From: Simon M Grady
Sent: 18 April 2019 16:28
To: Karen Syrett
Subject: Dugard House, Peartree Road
Attachments: Dugard House
Hi Karen

| visited the above site this afternoon and witnessed the site entrance gates were unlocked and |
could hear activity from within the site compound. | also saw a rubble chute from an open window
at the top of the building (see attached photo).

Hope this helps.

Simon Grady
Planning Officer
Development Management | Colchester Borough Council | 33 Sheepen Road | Colchester | Essex

| CO3 3WG
T: 01206 282387

Please note that the informal views expressed herein are not binding in any way and the Council will not accept any
liability in respect of such communication. Any opinions expressed are solely those of the author and do not represent
those of Colchester Borough Council. The content is for informal purposes only and is based exclusively on the
information that has been provided to the author at the time of writing. Thus, any views expressed should not be
interpreted as fact, nor should they be passed on to third parties on such a basis. All communications are meant for
the intended recipients only. Please check that there is no private and confidential information enclosed and seek the
author's permission before sharing this communication with others.

Speaking with Planning about building works or new development? Have you spoken with our Building

Control Service toa? Our team can help you meet Government-set Building Regulations for the safe design and
construction of buildings (including energy efficiency and access requirements). Email them on
building.control@colchester.qgov.uk or telephone 01206 282436, or look at our

website www.colchester.gov.uk/buildingcontrol for more information.




Marie Rutherford

From: Simon Grady <simongrady@ntliworld.com>
Sent: 18 April 2019 16:26

To: Simon M Grady

Subject: Dugard House

Attachments: ATT00001.txt




Marie Rutherford

Subject: FW: The Riverside Office Centre, North Station Road, Colchester

From: Karen Syrett

Sent: 04 June 2019 13:33

To: Marie Rutherford <Marie.Rutherford @colchester.gov.uk>

Subject: FW: The Riverside Office Centre, North Station Road, Colchester

Hi Marie

Another email to add to the appendix 3

Karen Syrett

Planning & Housing Manager — Colchester Borough Council

Karen.syrett@colchester.gov.uk
Tel. 01206 506477

From: Newman Commercial <mail@newmancommercial.co.uk>
Sent: 13 May 2019 11:03

To: Karen Syrett <Karen.Syrett@colchester.gov.uk>

Subject: The Riverside Office Centre, North Station Road, Colchester

Dear Karen,
Further to your email | would confirm that most of the leases at the above have now expired and the few remaining
tenants are either holding over on short term licences or are nearing their expiry themselves. We are no longer
offering the offices To Let for the Landlords as we believe the site is to be redeveloped for residential purposes. The
only block that we believe will remain are the shop units fronting North Station Road where we do continue to offer
one small shop unit.
| hope the above assists.
Kind regards
Jeremy
Jeremy Newman MRICS
NEWMAN Jz e
(‘\Q RICS Em...,
]

COMMERCIAL PROPERTY CONSULIANTS

Part of the Fenn Wright Group
882 The Crescent, Colchester Business Park, Colchester, Essex, CO4 9YQ
Tel: 01206 854545 | www.newmancommercial.co.uk

From: Karen Syrett <Karen.Syrett@colchester.gov.uk>
Sent: 12 May 2019 16:10
To: Newman Commercial <mail@newmancommercial.co.uk>




Subject: Riverside Centre
Importance: High

Hi

Could you please advise if new leases are still being arranged at the Riverside Centre in North
Station Road?
I'm happy to speak to Jeremy if its easier.

Many thanks,
Karen

Karen Syrett ~ Planning & Housing Manager ~ Colchester Borough Council
Tel. 01206 506477 ~ Textphone users dial 18001 followed by the full number.

Help protect the environment. Only print out this e-mail if it is absolutely necessary.

Please note that the informal views expressed herein are not binding in any way and the Council will not accept any liability in respect of such
communication. Any opinions expressed are solely those of the author and do not represent those of Colchester Borough Council. The content is
for informal purposes only and is based exclusively on the information that has been provided to the author at the time of writing. Thus, any views
expressed should not be interpreted as fact, nor should they be passed on to third parties on such a basis. All communications are meant for the
intended recipients only. Please check that there is no private and confidential information enclosed and seek the author's parmission before
sharing this communication with others.

This email, and any attachment, is solely for the intended recipient(s). If you have received it in error, you must not
take any action based upon it, or forward, copy or show it to anyone; please notify the sender, then permanently
delete it and any attachments. Any views or opinions expressed are solely those of the author and do not necessarily
represent those of Colchester Borough Council. Although the Council has taken reasonable precautions to ensure
there are no viruses in this email, the Council cannot accept responsibility for any loss or damage arising from this
email or attachments. The Council takes the management of personal data seriously and it does this in compliance
with data protection legislation. For information about how personal data is used and stored, please go to
www.colchester.gov.uk/privacy.




THE FUTURE OF ESSEX COUNTY HOSPITAL

Invitation to a
oublic exhibition

Essex Housing are bringing forward plans for a high-
quality residential redevelopment of the historic Essex
County Hospital site at Lexden Road, Colchester.

The plans will preserve and restore key buildings, whilst
others with no historic or architectural value will be

Essex County Hospital prior to
removed and replaced with modern new-build elements its closure in 2018

that will complement the site and wider local context.

Before submitting a planning application, Essex Housing
are holding public exhibition events where you can find
out more about the plans for Essex County Hospital and
provide your feedback.

Essex Housing is the in-house commercial development arm of Essex County Council.



The redevelopment of
the Essex County Hospital
site will give it a new lease
of lite by delivering —

The preservation and restoration of key
historic buildings on the site, including
the grade Il listed main hospital building.

The revival of long-since-lost open space
in front of the main hospital building.

c110 high-quality one to three-bedroom
apartments and three and four-bedroom town
houses, each with at least one parking space.

Landscaping and pocket parks throughout
the development.

Measures to promote sustainable transport,
including cycle storage, electric vehicle
charging points and car-club.

ESSEX TOUMTY
HOSPITAL

Come and see the plans at our
public exhibition

WHERE

Colchester English Study Centre,
19 Lexden Road, Colchester, CO3 3PW

WHEN

Saturday 18 May, 11am to 2.30pm
Wednesday 22 May, 4pm to 8pm
Drop in at any time

FOR MORE INFORMATION

Email EssexCountyHospital@
newingtoncomms.co.uk

Telephone 01245 355625
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Appendix 4 — Local Agents Letters

Jackson & Co

David Martin Group



Karen Syrett Jackson & Co

Planning & Housing Manager

Colchester Borough Council

29th April 2019 60 Caelum Drive
Colchester, Essex, CO2 8FP

Dear Karen
Thanks for asking me to look at the Councils latest Housing Trajectory.

Jackson & Co are a local estate agency established in 2007. We have developed and grown the
privately owned brand over the years to become one of the major providers in the area for sales,
lettings and property management. The success of the business has meant that we have recently
needed to expand and relocate into new riverside offices at the Hythe. Although we work across the
whole borough and beyond we have particular knowledge of the markets in east Colchester. Our
lettings team also have expertise in student accommodation which has been a strong market in recent
years and | expect this trend to continue. The University of Essex are part way through a big
expansion plan which has been reinforced in the recent publication of their new Strategic Plan. They
are planning to deliver a lot more campus based accommodation which will compliment private
provision elsewhere. The need for such accommodation cannot be underestimated as Colchester
Institute and the hospital increasingly need homes for their students as well as the University.

The east Colchester regeneration which is focused on the Hythe has also picked up in recent years
and | expect this to continue. There are large schemes currently underway and planned in Hawkins
Road, Haven Road and Lightship Way. We are acting for several clients in the area.

| have had a look at the whole trajectory and it all looks reasonable to me and is reflective of the local
market.

| hope this information is useful and if | can be of any more assistance please let me know.
Yours sincerely,

Andrew Greenwood

Lettings Director

01206 863900
a.greenwood@jackson-ps.co.uk

L 4 & (% RENTGUARD i@ (D) PrimeLocationcom rightmove® Zoopla % K

Co. No. 6075095 VAT. 108 4443 29

Sales « Lettings - Land and New Homes - Investments « Property Management and Independent Mortgage Brokers

www.jacksonco.co.uk




dm?

DAVID MARTIN
GROUP

Correspondenca to:
B0 London Road

Lexden

Colchester CO3 4DG
t: 01206 764626

£ 01206 764636

& lexden@davidmartin.co.uk
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Dear Karen 3% April 2019

Colchester Housing Supply

Thank you for forwarding the draft housing land supply table to me to review. My apologies that I it
has taken some time to get back to you but it is very detailed and I wanted to check with colleagues.

David Martin have offices covering the borough and in particular I have spoken to people at our
offices in Lexden, the Hythe and Tiptree. Between these branches we have a good local knowledge

of the whole borough.

I have particularly looked, as instructed at lead in times and build out rates. I have also had a high
level look at any issues which might exist that would prevent a site coming forward.

I don’t think I need to tell you that Colchester has had a very buoyant housing market for a number
of years now and I see that continuing. I work with a number of developers and there is no reason to
doubt the delivery timescales shown in the spreadshect. Both the lead in times and build out rates
seem reasonable. There are certainly sites of varying sizes that I am aware of that have been
completed very quickly.

Personally I would like to see the former Odeon cinema built out sooner than you have shown but
understand the difficulties associated with the site as I have acted for the former owner of the site.

I trust this was the sort of market information you require but if I can help you further please get in
touch.

Yours sincerely

John Beton
Managing Director

Other Associated Offlces: Tiptree Lexden Hythe Quay
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