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Draft Submission Consultation
Non-Technical Summary

This non-technical summary provides an explanation of Colchester Borough Council’s
Focused Review of its Local Plan.

Introduction

The National Planning Policy Framework (NPPF), published by the Government on 27th
March 2012, replaced a considerable amount of planning policy previously contained within
a number of national policy documents. The consolidated guidance is intended to make
the planning system less complex and more accessible, and to promote sustainable growth.

The NPPF is a material consideration in the preparation of local plans and also provides
guidance in the determination of planning applications. This means that its publication
created a need for local authorities to reconsider their intentions for reviewing and
developing local planning policies.

What is a Focused Review?

Colchester’s strategy for maintaining an up-to-date plan entails a two-stage approach. The
first stage is the initial limited review of policies which can be readily amended without the
need to prepare further extensive evidence in respect of those specific policies. Only those
policies that clearly require updating due to non-compliance with the NPPF form part of
this stage. The second stage is the Full Review. The Full Review will include amendments
to the spatial strategy, housing and employment targets, and site allocations, as these
issues require the support of updated evidence base work. This work is now underway, and
consultation on the Full Review will follow on from the Focused Review, in 2014/5.  

The policies amended by the Focused Review will replace the previous versions of these
policies, contained within the adopted Core Strategy 2008 and the Development Policies
2010. All other policies will remain unchanged, until they are replaced through the Full
Review of the Local Plan. 

Which policies are being reviewed as part of the Focused Review?

• Sustainable development – the Government’s model policy has been added, to
reflect the NPPF’s presumption in favour of sustainable development. (Core
Strategy Policy SD1).

• Changes to the system of planning obligations and introduction of
Community Infrastructure Levy – the text has been modified to reflect latest
guidance on planning contributions in relation to both site specific and strategic
infrastructure improvements. (Core Strategy Policies SD2, SD3 and Development
Policy DP3)
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• Centres and Employment – the Centres and Employment policies did not appear
on the list of suggested policies for inclusion in the Focused Review at the Issues
and Options stage. However, officers concurred with consultation responses
received, which expressed the view that the Centres and Employment policies
required analysis to ensure the NPPF definition of centres is adequately reflected
and that policy provides greater flexibility for employment-creating uses. The
relevant revised policies will note that the new policies supersede those aspects of
Site Allocations policies NGA3 and STA3, in so far as they relate to retail and
employment, to ensure there is no conflict with the NPPF. (Core Strategy Policies
CE1, CE2b, CE2c, and CE3, Development Policy DP5)

• Affordable housing – the policy on affordable housing is being modified to
comply with the NPPF’s requirements to pay careful attention to viability and costs
in plan-making and decision-taking. Viability also relates to the changing
economic circumstances since the policy was adopted in 2008. (Core Strategy
Policy H4)

• Housing density and mix - tables on density and housing mix are proposed for
deletion because they do not adequately reflect particular site constraints and
requirements, and, accordingly, may not fully accord with the greater flexibility
provided in the NPPF.  (Core Strategy Policies H2 and H3)

• Gypsies and travellers – Policy on gypsies and travellers requires revision to
update the policy context to ensure it is NPPF compliant in its approach to gypsy
and traveller allocations. The suggested wording will clarify how the Local Plan will
treat gypsy and traveller applications prior to the adoption of a new Local Plan
based on updated evidence. (Core Strategy Policy H5)

• Neighbourhood Planning – policies now include references, where appropriate,
to the new system of Neighbourhood Plans. (Core Strategy Policy ENV2)

• Rural exception sites – policies have been modified to allow for a limited degree
of market housing on rural exception sites to enable the delivery of affordable
housing. (Core Strategy Policy H4 and ENV2)

• Rural workers’ housing – a new Core Strategy Policy on rural workers housing has
been included to provide guidance that is no longer provided nationally. (Core
Strategy Policy H6)

• Rural employment – the Development Policy on rural employment has been
revised to reflect the NPPF’s increased emphasis on the benefits of supporting
sustainable rural enterprise. (Development Policy DP9)

• Equestrian uses – The changes to the rural policies, noted above, are considered
to address the issues previously covered in the detailed policy on equestrian uses.
As a result, it is proposed that the policy (DP24) is deleted.

• Minor changes – Minor changes include updates to ensure consistency with the
NPPF; removal of references to superseded Planning Policy Statements and
Guidance Notes, and wording clarification.  (Core Strategy Policy ER1,
Development Policies DP1, DP13, and DP15)
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Background
1.1 The National Planning Policy Framework (NPPF), published by the Government on

27th March 2012, replaced a considerable amount of planning policy previously
contained within a number of national policy documents. The consolidated guidance
is intended to make the planning system less complex and more accessible, and to
promote sustainable growth. 

1.2 The NPPF is a material consideration in the preparation of local plans (see Section 19(2)
of the Planning and Compulsory Purchase Act 2004) and also provides guidance in the
determination of planning applications. This means that its publication created a need
for local authorities to consider how they would update their plans to reflect the NPPF.

1.3 Since the publication of the NPPF, Colchester Borough Council has been reviewing
its adopted policy documents against the requirements of the NPPF in order to
identify any areas of inconsistency. Initial assessments have found that the NPPF has
implications for some of the policies contained within the adopted Core Strategy and
the Development Policies document. The Council, accordingly, is carrying out a two-
stage process to review its Local Plan.

1.4 Stage One is a focused review of the Core Strategy and Development Policies to
revise those policies that can be readily amended to be consistent with the provisions
of the NPPF, without the need to prepare further extensive evidence in respect of
those specific policies. Revisions do not include any amendments to the spatial
strategy or housing and employment targets and allocations. 

1.5 The NPPF requires that local authorities should ‘identify and update, annually, a
supply of specific deliverable sites sufficient to provide a five year supply of housing
against their housing requirements with an additional buffer of 5%’ and to ‘identify a
supply of specific, developable sites or broad locations for growth, for years 6-10 and,
where possible, for years 11-15’. Our housing monitoring figures establish that the
Council can demonstrate an adequate supply of housing land availability to meet the
requirement to maintain a 5 and 10 year supply. There is also an additional 3 years
worth of housing land. This means that a more fundamental review of policies and
sites for large-scale development is not immediately required. 

1.6 Stage Two is a full review of the Local Plan which will be a plan for the Borough which
extends to 2031 and beyond. New site allocations will not be made until this stage.
As shown in the Local Development Scheme, evidence base preparation work on this
stage has already commenced and consultation on the Full Review will follow on after
adoption of the Focused Review in 2014/5. The initial work includes addressing the
‘duty to co-operate’ with adjacent authorities on issues such as strategic site
allocations and infrastructure requirements.  
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1.7 While the Site Allocations document is not considered to require review at this time,
elements of two Site Allocations policies (NGA3 Employment Uses in the North
Growth Area and STA3 Employment and Retail Uses in Stanway Growth Area) would
be superseded by proposed changes, identified through this focused review, and this
will be highlighted on the website version of the documents.

1.8 The Focused Review includes two consultation periods to allow for widespread
involvement in the review process and to comply with the Council’s Statement of
Community Involvement and procedures in national guidance (Town and County
Planning (Local Development) (England) Regulations 2012). The initial Issues and
Options consultation stage, carried out in March – April 2013, provided an
opportunity for the Council to outline the policy areas which it considered needed to
be reviewed. Respondents to the consultation commented on the plan using the
following questions as a guide:

• Which policies in the Core Strategy and Development Policies require change to
be in conformity with the NPPF?

• Is there a need for the deletion or addition of any policies to allow the wider plan
to be in conformity with the NPPF?

• Are any other changes required?

1.9 The Council is now consulting on revised policies prior to submitting them to the
Government for examination. The policies reflect the following considerations:

• Guidance within the National Planning Policy Framework

• Responses to the Issues and Options consultation

• Council evidence base

• Findings of a Sustainability Appraisal and a Habitat Regulations Assessment, which
ensure the policies are evaluated for their sustainability and screened for any
significant effects on one or more European sites.

1.10 The initial list of issues to be reviewed included Sustainable Development, Housing,
Environment, and Rural Employment policies in the Core Strategy and Development
Policies documents. The submission list now also includes revisions to the Centres
and Employment, Gypsies and Travellers, and Energy policies, in light of the above
considerations.  

Structure of the Document

1.11 For each policy to be revised, the reasons for the revision are given, followed by the
revised policy. Words to be deleted are shown as struck out text, while additional new
text is underlined.  

1. Introduction
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1.12 The sections on Alternative Options show the policy options that were considered
but discounted for various reasons. Further explanation and assessment of
alternatives is given in the Focused Review Sustainability Appraisal Report.

Sustainability Assessment and Habitats Regulations Assessment

1.13 Colchester Borough Council has prepared a Sustainability Appraisal as part of its
Focused Review of the Core Strategy and Development Policies documents. The
sustainability appraisal process has ensured that the Council has tested the
sustainability of the policies. The Sustainability Appraisal is attached as an appendix
to this document. 

1.14 As part of the Sustainability Appraisal Scoping Report process, the Council also
carried out screening for the Habitats Regulations Assessment. The screening
showed that the Focused Review was not likely to result in significant impacts,
meaning an appropriate assessment was not required. 

Consultation

1.15 Submission consultation runs for a six-week period from 5 August to 16 September
2013. There is a standard form to be used for all consultation responses which is
available on the Council’s website along with the consultation documents. We
encourage everyone to use this format of response;

www.colchester.gov.uk/planningconsult.

1.16 Copies of the consultation documents are also available to view at the following
locations;

• Colchester Borough Council Customer Service Centre, High Street, Colchester,
between 9.00am and 5.00pm (Monday to Friday), 

• Colchester Central Library during normal opening hours.

Comments on the Submission Document should be made on the form provided and
returned by email to planning.policy@colchester.gov.uk or posted to the following
address:

Spatial Policy Team
FREEPOST RLSL-ZTSR-SGYA
Commercial Services
Colchester Borough Council

1.17 This is the final opportunity to make formal representations on the Submission Draft
document before it is submitted to Government for examination by an independent
Planning Inspector, who will assess whether the document complies with legal
requirements and is considered to be ‘sound’.  

1. Introduction
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Core Strategy Policies
SD1 – Sustainable Development Locations

Reasons for Proposed Changes

2.1 Policy SD1 has been revised to meet the NPPF requirement that all plans should be
“based upon and reflect the presumption in favour of sustainable development, with
clear policies that will guide how the presumption should be applied locally”
(paragraph 14 & 15). The proposed additional wording is taken directly from the
Planning Inspectorate’s model policy, which is promoted as an appropriate way to
meet this NPPF expectation. The Sustainability Appraisal recommends retention of
the existing policy as the most sustainable option. However, the sustainability
differences between the option to retain the existing policy and to amend, as shown
below, were minimal and it is considered that the changes to the policy are necessary
in order to satisfy the requirements of the NPPF. For this reason, the option to amend
the policy in line with the NPPF has been chosen over the recommended
Sustainability Appraisal option.

Colchester Borough Council will promote sustainable development and
regeneration to deliver at least 14,200 jobs between 2001 and 2021 and at
least 19,000 homes between 2001 and 2023.

Throughout the borough, growth will be located at the most accessible
and sustainable locations in accordance with the Settlement Hierarchy
below and the Key Diagrams. Development proposals will be expected to
make efficient use of land and take a sequential approach that gives
priority to accessible locations and previously developed land (PDL).
Proposals should seek to promote sustainability by minimising and/or
mitigating pressure on the natural, built and historic environment, utilities
and infrastructure, and areas at risk of flooding. 

In support of Colchester’s aim to be a prestigious regional centre, the
Borough Council will promote high quality design and will focus on
enhancing the character and quality of the Town Centre, the Regeneration
Areas and key Gateways to Colchester. Development in Colchester Town will
be primarily focused on the following broad locations (see Key Diagrams):

• Town Centre 
• North Growth Area
• East Growth Area
• South Growth Area
• Stanway Growth Area

2. Sustainability
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The Council will also seek to sustain the character and vitality of small
towns, villages and the countryside, and development will be expected to
achieve a high standard of design, sustainability and compatibility with
local character.

When considering development proposals the Council will take a positive
approach that reflects the presumption in favour of sustainable
development contained in the National Planning Policy Framework.  It will
always work proactively with applicants jointly to find solutions which mean
that applications can be approved wherever possible and to secure
development that improves the economic, social and environmental
conditions in the area.

Planning applications that accord with the policies in this Local Plan (and,
where relevant, with policies in neighbourhood plans) will be approved
without delay unless material considerations indicate otherwise.

Where there are no policies relevant to the application or relevant policies
are out of date at the time of making the decision then the Council will
grant permission unless material considerations indicate otherwise –
taking account whether:

- Any adverse impacts of granting permission would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in the National Planning Policy Framework taken as a whole: or

- Specific policies in that Framework indicate that development should
be restricted.

p. 35 in original Core Strategy

Explanation

No changes proposed

Alternative Option/s

2.2 An alternative option would be to make no changes to the existing Core Strategy
policy. The Sustainability Appraisal identified this as the most sustainable option. This
was, however, not considered to be the appropriate option, as it would not address the
NPPF requirement to reflect the presumption in favour of sustainable development.

2.3 An additional option was put forward as a suggestion through the Issues and Options
consultation. This proposed amendments to policy SD1 in order to encourage
development in the countryside. However, this option did not satisfy the requirements
of the NPPF, and the Sustainability Appraisal showed that it would undermine the
sustainability of the policy. For these reasons, this was not the chosen Plan option.

2. Sustainability Policies 
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Planning Contributions/Community Infrastructure Levy and
Community Facilities

Core Strategy
Reasons for Proposed Changes 

3.1 The adoption of the Core Strategy in 2008 predated the introduction of the Community
Infrastructure Levy (CIL) Regulations in 2010. Accordingly, the Council’s policies SD2,
SD3 and DP3 need to be updated to reflect these changes, along with the NPPF. If the
Council adopts a CIL charging schedule, it will partially replace the system of separately
negotiated planning obligations for infrastructure and facilities requirements.  

3.2 A minor change is proposed to Policy DP4 (Community Facilities) to clarify the
wording and make it more positive in line with the pro-active approach supported in
the NPPF (see inter alia paras 14, 186-187).

3. Policies 
1. Sustainability
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SD2 – Delivering Facilities and Infrastructure

The Borough Council will work with partners to ensure that facilities and
infrastructure are provided to support sustainable communities in
Colchester. New facilities and infrastructure must be located and designed
so that they are accessible and compatible with the character and needs of
the local community. 

New development will be required to provide the necessary community
facilities, provision of waste water treatment plant and sewer network,
open space, transport infrastructure and other requirements to meet the
community needs arising from the proposal. Development will also be
expected to contribute, as appropriate, to strategic projects that support
sustainable development and the wider community. 

The Council will seek to employ standard charges where appropriate to
ensure that new development makes a reasonable contribution to the
provision of related facilities and infrastructure. This will either be through
a planning obligation (also known as a Section 106 agreement) or, if
applicable, and together with a planning obligation, through a Community
Infrastructure Levy (CIL) payment, following adoption of a CIL charging
schedule.

A CIL charging schedule would set a specified charge for each square
metre of gross internal floorspace, related to the use class of the
development. CIL payments will contribute to the provision of strategic
infrastructure, and Section 106 payments will contribute to site-specific
infrastructure. The tariff approach will be based on a comprehensive
review of the need, timing and scale of investment and how this relates to
the key growth areas set out in the Core Strategy. The viability of
developments will also be considered when determining the extent and
priority of development contributions.

pp. 36-37 in original Core Strategy
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Explanation

Supporting development with the necessary community facilities and transport
infrastructure is essential to creating sustainable communities. The Borough Council does
not have the resources or the necessary powers itself to provide all the facilities and
infrastructure. Therefore, the Council will need to work with partners to collect contributions
from development through Section 106 agreements and, potentially, CIL payments,
ensuring that the contributions requested are necessary to make the development
acceptable in planning terms; directly related to the development; and fairly and reasonably
related in scale and kind to the development. and collect contributions from development,
ensuring that the financial contributions requested are fair, proportionate, and tied in to
clear priorities for the overall sustainable development of the Borough.

Alternative option/s

3.3 An alternative option would be to make no changes to the policy. The Sustainability
Appraisal shows that this option performs equally with the amended policy, in
sustainability terms. However, this is not the chosen option, as it would not take into
account the introduction of the CIL Regulations.
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SD3 – Community Facilities 

The Borough Council will work with partners to deliver key community
facilities (see Table SD3) to support the Sustainable Community Strategy
and to develop Colchester as a prestigious regional centre.

The Council will also provide facilities for the local communities, based
upon an analysis of needs, with particular regard to disadvantaged groups.
New development will be required to provide, or contribute towards the
provision of community facilities to meet the needs of new communities
and mitigate impacts on existing communities. Safe, direct routes for
walking and cycling and appropriate bus services will be established to
serve existing and new pre-school, primary, and secondary school
communities.

Community facilities should be located in centres or other accessible
locations to maximise community access and build a sense of local
community identity. The Council supports the retention and enhancement
of existing community facilities and encourages multi-purpose community
facilities that can provide a range of services and facilities to the
community at one accessible location. Where existing facilities can be
enhanced to serve new development, the Council will work with
developers and local partners to audit existing facilities and assess the
requirement for additional facilities to deliver comprehensive provision of
services to serve these extended communities. The Council will work with
local partners, such as Parish Councils or Community Associations, to plan
and manage community facilities.

p. 37 in original Core Strategy

Explanation

No changes proposed to Explanation or Table SD3

Alternative option/s

3.4 An alternative option would be to make no amendments to the policy. The
alternative option, is not the chosen option because it would fail to reflect the
introduction of the CIL regulations and the Council’s up-to-date position. 
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Development Policies
Policy DP3: Planning Obligations and the Community Infrastructure Levy

The Council intends to develop proposals may choose to implement a
Community Infrastructure Levy (CIL), further to the enabling provisions in
the 2008 Planning Act. The CIL will be a charge used to help fund
necessary local and sub-regional infrastructure which supports the
objectives of the Core Strategy and the development of the area. It will
involve an agreed charging schedule which will allocate the proposed
amount to be raised from CIL to each main class of development. The
charge will be related to the scale and type of development proposals. A
CIL charging schedule would stipulate a charge, per square metre of gross
internal floorspace, for each main use class of development. A proportion
of CIL funds would be passed to Parish/Town councils. The Council will
work with partners to deliver key infrastructure projects, as identified in the
Core Strategy. Where appropriate, tThe Council will continue to seek
planning obligations through Section 106 agreements will continue
alongside or in place of CIL and standard charges will be implemented
with details set out in Supplementary Planning Documents.

p. 14 in original Development Policies

Explanation

The Planning Act 2008 contains powers for the introduction of a CIL, but detailed
regulations have yet to be completely finalised. In the interim period, the Council will
continue to develop its understanding of infrastructure needs and overall funding potential
from all sectors. The Council has a successful track record in securing and delivering
projects using Section 106 funding, and it would be expected to continue to play an
important role in the future. The CIL breaks the direct link between the obligation and the
development so that a wider range of infrastructure spending can be provided through the
planning system. It is noted, however, that while CIL is expected to provide significant
additional monies for infrastructure, it will not replace mainstream funding. Community
Infrastructure Levy was introduced by the Planning Act 2008 and came into force on 6 April
2010, through the Community Infrastructure Levy Regulations 2010 (as amended). The
Council is not required to introduce a CIL charging schedule, but may choose to do so. If
this is the case, a standard charge, per square metre of gross internal floorspace, will be
set for each main use class of development. CIL funding would contribute to infrastructure
and facilities, which would be indentified in a Regulation 123 list. 
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In addition to a CIL payment, developments will be expected to address site specific
infrastructure requirements including affordable housing through provision on site, or
through a Section 106 contribution. In the event that the Council does not adopt a CIL
charging schedule, contributions will continue to be sought through Section 106
contributions. The Core Strategy (Table 6d – Key Facilities and Infrastructure) identified the
key infrastructure needed to support Core Strategy objectives, and the Council continues
to work closely with other public and private sector providers to refine the list as necessary
and deliver projects. The Council has adopted a number of Supplementary Planning
Documents (SPDs) which Supplementary Planning Documents (SPDs) set out standard
charges that will be applied to new development in appropriate circumstances. These are
based on robust evidence and will continue to evolve and develop.

Alternative option/s

3.5 An alternative option is to make no changes to the policy. This is not the chosen
option, as it does not reflect the updated national and local circumstances in relation
to CIL.

Policy DP4: Community Facilities

Support will be given to the provision of new community facilities, and to
the retention and enhancement of existing community facilities, where
these positively contribute to the quality of local community life and the
maintenance of sustainable communities in accordance with other policy
requirements.

The involvement of the local community will be sought in identifying the
importance of local facilities. Any proposal that would result in the loss of a
site or building currently or last used for the provision of facilities, services,
leisure or cultural activities for the community, or is identified for such uses
by the Site Allocations DPD/Proposals Map, will only be supported if in
cases where the Council is satisfied that:

(i) An alternative community facility to meet local needs is, or will be,
provided in an equally or more accessible location within walking
distance of the locality (800 m); or

(ii) It has been proven that it would not be economically viable to retain
the site/building for a community use; and

15
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(iii) The community facility could not be provided or operated by either
the current occupier or by any alternative occupier, and it has been
marketed to the satisfaction of the Local Planning Authority in order
to confirm that there is no interest and the site or building is
genuinely redundant; and

(iv) A satisfactory assessment has taken place that proves that there is an
excess of such provision and the site or building is not needed for
any other community facility or use.

p. 15 in original Development Policies

Explanation

No changes proposed

Alternative Option/s

3.6 The policy could be left as it is, but it is felt appropriate that it should be more
positively worded, in accordance with the NPPF.
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Core Strategy
Reasons for Proposed Changes

4.1 Changes are proposed to Centres and Employment policies to align Council policy
with the greater flexibility found in the NPPF for a wide range of employment-
generating uses. The planning system is meant to do everything it can to support
sustainable economic growth (Para 19). This includes avoiding the long term
protection of sites allocated for employment use where there is no reasonable
prospect of a site being used for that purpose (Paragraph 22).  

4.2 The NPPF definition of centres in the Glossary provides that town, district and local
centres are all considered to be centres. This makes it harder to exclude town centre
uses from Urban District Centres given that the sequential test for planning
applications for main town centre uses only needs to be applied to proposals that are
not in an existing centre and are not in accordance with an up-to-date Local Plan. The
NPPF does, however, continue to ensure that the Town Centre should be the
preferred location for new town centre uses.

4.3 Changes to policy were not suggested in the initial Issues and Options consultation,
but Centres and Employment policies have now been included in the proposed
Focused Review policies, in response to the consultation responses submitted by
developers in Stanway and North Colchester. The Council also commissioned a Retail
Study (available to view here, and further work on centres which supported the review
of policies, to ensure alignment with the NPPF definition of centres. These
highlighted the need to revise policy to ensure that the evaluation of new proposals
would be based on local policies that were consistent with the NPPF.

4.4 In Colchester, the spatial hierarchy includes an ‘Urban Gateway’ designation,
establishing that key Colchester transport hubs serve as sustainable locations for new
commercial development. It is proposed to add the new Park and Ride facility in
North Colchester to this list.

4.5 The reference to safeguarding local shops and services throughout the Borough in
CE2c is proposed for deletion on the basis that the NPPF provides for greater flexibility
in changes of use to commercial premises, and the retention of community facilities is
covered in other policies (Core Strategy SD3 and Development Policies DP4).
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Policy – CE1 Centres and Employment Classification and Hierarchy

The Borough Council will encourage economic development and will plan
for the delivery of at least 14,200 jobs in Colchester between 2001 and
2021. The Council will promote employment generating developments
through the regeneration and intensification of previously developed land,
and through the allocation of land necessary to support employment
growth at sustainable locations. 

The Council will promote and maintain a Centres and Employment
Classification and Hierarchy (Tables CE1a & CE1b) to coordinate the use
and scale of developments with the accessibility and role of the various
mixed use Centres and Employment Zones in Colchester. Mixed-use
centres will support a wide range of compatible uses, whilst Employment
Zones will accommodate other business developments as identified in
Table CE1b. Development scales will need to be consistent with the
Hierarchy and larger scale development should be focused on the Town
Centre, Urban Gateways and Strategic Employment Sites, whereas smaller
schemes may be appropriate in residential and countryside locations
where it would provide people with good access to their needs.

Employment developments that conflict with the Centres and Employment
Classification and Hierarchy will not normally be supported. Small scale
developments may be acceptable in residential or countryside locations if
they have low travel needs and low impacts, such as 

• Small shops and facilities providing for the daily needs of a local
residential catchment,

• Rural businesses, recreation and tourist developments to meet local
needs and support rural economies.

The Council will seek to protect and enhance employment throughout the
Borough and will take a flexible approach to proposals contributing to
economic growth and job creation. Development that will increase
employment capacity in accessible locations will be encouraged., whilst
Proposals for development that will result in a loss of employment capacity will
not normally be supported. need to be supported by evidence that there is no
reasonable prospect of a site being used for the allocated employment use.

The Council will also encourage economic diversity and business
development to facilitate small and medium enterprises. A mix of business
types and premises will be sought in employment developments to
provide opportunities for all businesses and create diverse and successful
economic environments. 

p. 39 in original Core Strategy
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Centre Type Indicative Location*

Hierarchy Classification

Town Centre Town Centre core
Colchester’s historic 
Town Centre 

Edge of Centre and other 
Accessible Locations

Urban Gateways

North Station
Colchester Town Station
Hythe Station 
Northern Gateway 
(Park and Ride)

Town Centre fringe
Land surrounding the 
Town Centre core.

District Centres

Rural District Centres
Tiptree
West Mersea
Wivenhoe

Urban District Centres

Tollgate
Turner Rise
Peartree Road
Greenstead Road
Highwoods

Local Centres
Neighbourhood Centres 
and Local Shops

Specific sites to be identified in
Adopted Proposal Maps (Site
Allocations DPD) or through
master planning within
identified growth areas

*Boundaries to be defined in Adopted Proposal Maps (Site Allocations DPD)

Table CE1a – Centres and Employment Classification and Hierarchy
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Employment Zone Type Indicative Location*

Employment Zones 
(Policy CE3)

Strategic Employment Zones
North Colchester
Stanway
University Research Park

Local Employment Zones
Specific sites to be identified in
Adopted Proposal Maps 
(Site Allocations DPD)

Employment Classification

*Boundaries to be defined in Adopted Proposal Maps (Site Allocations DPD)
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Mixed Use Centres 
(Policy CE2)

Employment Zones 
(Policy CE3)

Primary Land Uses

A1 – Shops
A2 – Financial and Professional
Services
A3 – Restaurants and Cafes
A4 – Drinking Establishments
A5 – Hot Food Take-Away
B1a –  Offices
B1b – Research and Development,
Studios, Laboratories, Hi-tech
C1 – Hotels
D1 – Non-residential Institutions
D2 – Assembly and Leisure

B1b – Research and Development,
Studios, Laboratories, Hi-tech
B1c – Light Industry
B2 – General Industry
B8 – Storage and Distribution

Secondary Land Uses 

C2 – Residential Institutions
C3 – Dwelling House
B1c – Light Industry
Sui Generis

B1a –  Offices
C1 – Hotels
D2 – Assembly and Leisure
Sui Generis

Table CE1b – Appropriate Land Uses

In accordance with PPS6 the National Planning Policy Framework, the historic town centre
core centres will be the primary location for retail, office, leisure and entertainment uses.
The sequential approach will be applied and retail uses proposals for main town centre
uses should be located in the town centre. If suitable sites are not available such uses will
then be directed to sites in the town centre fringe (within 300 metres of the town centre
core) and then to Urban Gateways and Urban District Centres. Sites within 500 metres or
those well connected with good pedestrian access to the Urban Gateways and Urban
District Centres will also be considered suitable for office and mixed use development.
Only if suitable sites are not available should out of centre sites be considered.

Table CE1c – Indicative Employment Delivery 2006 to 2021

Retail
(2006-2021)

Hotels
(2006-2015)

B1: Offices etc
(2004-2021)

Industry & 
Warehousing
(2004-2021)

Town Centre, Urban Gateways 
and Town Centre Fringe

67,000sqm
(net)

270-390 rooms 
(2006-2015)

40,000sqm
(gross)

Strategic 
Employment
Zones

University 
of Essex

36,000sqm
(gross)

North 
Colchester

38,000sqm
(gross)

Stanway 36,500sqm
(gross)

45,000sqm
(gross)
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Explanation

Providing jobs for Colchester’s growing community is a central objective of the Core
Strategy and reflects the supporting evidence behind the target in the former The East of
England Plan set a target, of approximately 14,200 jobs. although Many of these jobs have
already been created since 2001. The Council cannot deliver the additional employment
directly, but it can protect existing employment, stimulate new employment
developments, and accommodate new developments at the most suitable locations.  

The Council commissioned studies of projected growth in retail, business and
employment, and used this evidence to plan and facilitate future economic development
and employment delivery in Colchester. During the 2006 to 2021 period, Colchester will
need to accommodate the following development: 

• 67,000sqm (net) of retail floorspace, predominantly in the Town Centre (Retail
Study 2007)

• 106,000sqm (gross) of office floorspace (Use Class B1), predominantly in the Town
Centre and the Strategic Employment Zones. (Employment Land Study 2007)

• 45,000sqm (gross) of business floorspace (excluding B1), predominantly in the
Strategic Employment Zones (Employment Land Study 2007)

Development of Colchester as a regional centre includes the enhancement of its visitor
facilities, which also serve as a source of local employment. A study of hotel provision in
Colchester found demand for 270-390 hotel bed rooms between 2006 and 2015 to serve
the leisure and business travel market in Colchester.  

Promoting regeneration, higher densities and mixed use developments in existing Centres
will build additional capacity to accommodate employment and economic growth at
sustainable locations. Strategic Employment Zones will also be enhanced to improve access
to strategic roads, capacity for new development and the quality of the built environment.

The Hierarchy for mixed use Centres and Employment Zones complements the Settlement
Hierarchy to help guide both housing and employment development. The Centres and
Employment Hierarchy directs employment development towards the most sustainable
location within the Borough and within Colchester Town. 

Centres provide highly accessible locations that can support a wide mix of land uses. The
Town Centre and Urban Gateways are well connected by public transport to the rest of the
Borough and the Region. Urban District Centres will support the significant residential
development taking place within adjacent areas. The lowest level of the hierarchy is
Neighbourhood Centres and Local Shops, which are easily accessible within local
neighbourhoods. Land uses that are suited to accessible and mixed use locations, such as
shops, services and offices, should be located within Centres. 
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Employment Zones are located at the fringe of urban areas and are supported by strategic
road infrastructure. Employment Zones will accommodate a range of business
developments, including developments that are less compatible with mixed use areas,
such as warehousing and industry.  

Table CE1b outlines the land uses that are suited to Centres and Employment Zones.
Primary land uses are generally encouraged, whilst secondary land uses may be supported
depending on the circumstances. Development Policy DP5 provides greater detail on
appropriate uses for Employment Zones. Commercial uses not specified in either Table
CE1b or Policy DP5 will be considered on their merits.

Policy CE2b – District Centres and Policy CE2c – Local Centres

CE2b – District Centres

Rural District Centres will be protected and enhanced to provide shops,
services, community facilities and employment to meet the needs of local
communities. Additional retail development will be supported in Rural
District Centres to provide for the needs of the local catchment. Proposals
over 500 sqm should be supported by evidence that they meet identified
local needs and do not compete with the Town Centre. The Council seeks
to deliver improved retail provision in the Rural District Centre between
2006 and 2021, as follows:

• Tiptree – 245sqm (net)

• West Mersea – 173sqm (net) 

• Wivenhoe – 126sqm (net) 

Urban District Centres should provide an improved public realm, urban
character and a more diverse mix of uses. New retail proposals (including
change of use to retail) over 2500 sqm in Urban District Centres will not be
supported, unless they should be supported by evidence that they meet
identified local needs and do not compete with the Town Centre.
Expansion of the Urban District Centres will not be supported, but
intensification within the Centre Development within the Centres will be
supported where the quality of the public realm and the built character is
improved. Development within the Centres should deliver a diverse range
of uses, including community facilities, services, and offices and housing to
support housing in the surrounding area. Development should be oriented
towards pedestrians and present active frontages to the street.
Development will be encouraged to make more efficient use of land
including alternatives to surface car parking. 

p. 43 in original Core Strategy
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CE2c – Local Centres

Neighbourhood Centres will be protected and enhanced to provide small
scale shops, services and community facilities for local residents. New
housing developments should provide for the enhancement of existing
Centres or create new Neighbourhood Centres where appropriate to
provide for the needs of existing and new communities. New
developments within Neighbourhood Centres should be designed to
meet the needs of the local catchment and encourage sustainable travel
behaviour. 

The provision of local shops and services throughout the Borough will be
safeguarded to provide for the needs of local residents.

p. 44 in original Core Strategy

Explanation

Colchester’s Town Centre incorporates the Town Centre core within the historic wall, as
well as surrounding fringe areas and the key rail station gateways. These areas can be
accessed from the Borough and the Region by a range of transport modes and can
support a wide range of uses. Other Centres, such as Tiptree Town Centre and
Highwoods, are moderately accessible and serve a district catchment. Smaller centres
provide predominantly for the local community.

Centres provide the surrounding community with shops, community facilities,
employment, recreation and urban living opportunities. Mixed use development in
Centres can increase the capacity for housing in accessible locations, which can also
improve the viability of delivering new employment floor space. It is important to manage
the right mix of uses over time to maintain a vibrant and successful Centre.

The Council will need to promote and facilitate new retailing and office development in
the Town Centre to provide for the economic growth of Colchester at the most sustainable
and accessible location. The regeneration of key locations, such as St Botolphs and North
Station, will help deliver new retail and employment floorspace and reduce the pressure
for out-of-centre development at less sustainable locations.  The Retail Study carried out
for north-east Essex identifies the important role Colchester plays as a Sub-regional retail
centre whose catchment area includes adjacent districts. Further retail expansion will be
required in the Town Centre for it to maintain its competitiveness.

Increasing the mix of compatible uses in Colchester’s historic core will also provide a more
robust economic environment and will stimulate a greater diversity of evening activities.
The Town Centre core will therefore attract people of various ages and interests at
different times of the day and night, and when combined with effective Town Centre
management policies, will improve safety and inclusiveness. 
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There are a number of large format retail centres around the Town Centre and Colchester
Town, including Tollgate and Turner Rise. These centres comprise large supermarkets,
bulky goods retail, and large surface parking areas that could provide space for
intensification. Expanding the retail components significantly could undermine the viability
of the Town Centre, however it is important to increase the mix of uses and improve the
public realm in these centres. These Urban District Centres need to improve provision of
community facilities, the commercial offer and office floorspace, or housing as well as
developing accessibility to surrounding housing and enhancing the quality of the public
realm and the townscape. In accordance with the sequential test set out in the NPPF, out
of centre sites will not be the preferred location for town centre uses.

Rural District Centres provide a mix of uses to serve the local residents and the
surrounding countryside. The Council is seeking to enhance this important role to protect
local businesses and provide services to the community. 

Local Centres also play an important role in meeting the needs of local residents in a
sustainable way. Accordingly the Council will seek to enhance the viability of Local Centres
and protect them from inappropriate development.

Policy CE3 – Employment Zones

Employment Zones will promote economic growth and job creation, with a
focus on accommodate business developments that are not suited to Mixed
Use Centres, including business, industry and warehousing (see Table CE1b). 

Strategic Employment Zones (SEZ) are identified at North Colchester,
Stanway and the University of Essex, which provide ample capacity to
accommodate projected business growth during the plan period. The
Borough Council will seek to focus business development at these
Strategic Employment Zones, and will improve the supporting transport
infrastructure. 

The Council will seek to deliver approximately 45,100sqm (gross) of
industry and warehousing floor space, primarily within the North
Colchester and Stanway Strategic Employment Zones. The Council will
also support the delivery of existing office commitments in all the Strategic
Employment Zones, however further office development will be directed
towards the Town Centre in accordance with the sequential approach set
out in policy CE2a. 

The Council will encourage the provision of incubator units and grow-on
space to support the development of small and medium enterprises. Local
Employment Zones will be defined in the Site Allocations DPD based on
existing and proposed concentrations of rural and local employment in
order to support and promote rural enterprise and local employment.
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Retail developments will not normally be supported in Employment Zones,
except for small scale developments that provide for the needs of the local
workforce or are ancillary to an industrial use.

In accordance with the National Planning Policy Framework, where there is
no reasonable prospect of a site being used for an allocated employment
use, applications for alternative commercial uses in Employment Zones will
be treated on their merits having regard to market signals and the relative
need for different land uses to support sustainable local communities.

p. 45 in original Core Strategy

Explanation 

The Employment Zones provide good locations for industry, warehousing and businesses
because they are well located in relation to transport infrastructure and minimise impacts
on other land uses. Colchester Borough has sufficient employment land to accommodate
future business growth, including over 35ha of land available in the Strategic Employment
Zones at North Colchester and Stanway. 

Employment studies have identified a need to improve the quality of available premises
and land in Colchester to meet the needs of modern businesses. The Council is therefore
seeking to upgrade the quality of the Strategic Employment Zones by improving the
transport infrastructure and services as follows:

- The North Colchester SEZ will be has been enhanced by the new A12 junction and
North Transit Corridor. 

- The Stanway SEZ will be improved through the delivery of the Western Bypass.

- The University Research Park will be supported through the East Transit Corridor
and improvements to Hythe Station.

New industry, warehousing and businesses will therefore be encouraged to locate at the
Strategic Employment Zones, which offer the best road infrastructure and capacity for
development. Local Employment Zones will also be maintained to support small to
medium scale enterprises, rural businesses and local employment delivery.  

Offices and retail developments are less suited to Employment Zones and should be directed
towards Mixed Use Centres that provide employees and customers with sustainable transport
links and easy access to a range of services. The Borough Council has already supported
outline proposals for over 110,000sqm of B1 floor space within the Strategic Employment
Zones. The realisation of these existing commitments is supported; however future office
development proposals should be directed towards the Town Centre and Urban Gateways in
accordance with the sequential approach (see Policy CE2 and the NPPFand PPS6).
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Alternative Option/s

4.6 Retention of the policies as written would not address the objective of the NPPF to
provide greater flexibility for a wide range of employment-generating development
and to ensure that the planning system does everything it can to support sustainable
economic growth. Current policies require revision to align with the NPPF definition
of centres.

4.7 The suggested revisions are considered to provide an appropriate balance between
promotion of economic activity and securing the most sustainable options for new
development. Planning policies need to provide direction on appropriate uses in
order to support the pre-eminent position of the Town Centre in the spatial hierarchy
and to secure a long-term supply of accessible employment land. The Sustainability
Appraisal recommends that this more flexible approach proposed is the preferred
option in terms of sustainability in relation to policies CE1, CE2b and CE3. For policy
CE2, the SA recommends that retention of the existing policy is the more sustainable
option, but goes on to state that the chosen plan option provides greater economic
sustainability benefits. For CE2c the SA makes no recommendation. On this basis, the
plan option to provide more flexibility is considered to be the most sustainable
option, and is the option that achieves compliance with the NPPF.

Development Policies
Policy DP5: Appropriate Employment Uses and Protection of
Employment Land and Existing Businesses

Reasons for Proposed Changes

4.8 Policy DP5 (Appropriate Employment Uses and Protection of Employment Land and
Existing Businesses) provides useful locally specific guidance on appropriate uses,
but requires modification to avoid duplication with other policies, including the NPPF,
DP9 (Employment Uses in the Countryside) and the Local Employment Zones Table
3.14 in the Site Allocations document. In particular, the policy on contributions for
loss of employment land and/or training schemes requires modification to ensure
compliance with the NPPF and to provide adequate consideration of viability issues.   

26

3. Policies 
3. Centres and Employment Policies



Appropriate employment uses within designated employment zones will
include:

(a) Business (B1), general industrial (B2), storage and distribution (B8);

(b Display, repair and sale of vehicles and vehicle parts, including cars,
boats and caravans;

(c) Sports uses, exhibition centres and conference centres; 

(d) A limited element of retailing where this is ancillary to another main
use under (a);

(e) Services specifically provided for the benefit of businesses based on,
or workers employed within, the Employment Zone; and 

(f) Other employment-generating uses, such as those related to leisure,
recreation and tourism, which meet local needs and/or promote rural
enterprise.

In certain employment zones in the rural areas and growth areas some of the
above uses will not be appropriate. The Site Allocations DPD sets out site
specific issues for local employment sites including sites in rural areas where
B8 (distribution) employment uses will not normally be permitted, and
includes specific policies setting out appropriate employment uses on
strategic sites within the growth areas. In accordance with the Core Strategy
B1 office uses will be directed to the town centre and mixed use centres.

Employment uses in rural local employment zones will need to give special
consideration to the context of the site. Development on these sites
should seek to minimise impact on the rural landscape and be appropriate
in terms of scale, height and built-form. Expansion of businesses outside
of the local employment zone will be considered in relation to Policy DP9.

Sites and premises currently used or allocated for employment purposes
will be safeguarded for appropriate employment uses unless there is no
reasonable prospect of a site being used for that purpose. Any use that
may have an adverse effect on employment generation will only
Alternative uses will be permitted where the Local Planning Authority is
satisfied, as appropriate, that:

(i) The supply, availability and variety of alternative employment land is
sufficient to meet Borough and local needs; 

(ii) Evidence can be provided to demonstrate that no suitable and viable
employment use can be found, or is likely to be found in the
foreseeable future; 
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(iii) There would be substantial planning benefit in permitting an
alternative use, for example in removing a use which creates
residential amenity problems such as noise or odours; 

(iv) There are demonstrable economic benefits to the area that would
result from allowing redevelopment, for example by facilitating the
retention of a business in the area through funding a new site or
premises; and

(v) The traditional maritime character of the coastal areas would not be
adversely affected.

Where redevelopment of employment land is accepted for a new
employment use or an alternative use, particular consideration will be
given towards ensuring the future viability of individual businesses (e.g.
tenants of an estate or premises) that might be displaced. Planning
contributions towards alternative employment, regeneration and training
schemes could will be sought where sites are redeveloped for non-
employment uses and alternative employment land is not provided.
Additionally, new employment-generating schemes will be encouraged to
provide training schemes for local employees.

pp. 18-19 in original Development Policies

Explanation

Table CE1b and Policy CE3 in the Core Strategy sets out the Council’s approach to
appropriate land uses within the employment zones. The ‘B’ Use Class has traditionally
encompassed the majority of uses considered to constitute employment uses in planning
terms, but the NPPF supports an expanded list is required to provide clarity on the
associated and ancillary to increase flexibility for a wider range of employment uses in the
Employment Zones. set forth in the Core Strategy Centres and Employment hierarchy.
Hotels, offices, and assembly and leisure are noted as potential secondary land uses within
employment zones.

The uses listed in DP5 are also likely to be appropriate for other sites and premises lawfully
used for employment purposes, subject to their impact on residential amenity and other
relevant policies in the LDF. New large-scale office development will be directed towards
the Town Centre in accordance with the Core Strategy.  Employment development
proposals within the countryside will also need to have regard to the provisions of Policy
DP9, Employment Uses in the Countryside (and DP17 Accessibility and Access).
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The loss of employment land, whether in existing employment use or proposed for
employment development within the Site Allocations DPD, could affect the LDF’s ability to
achieve its employment objectives. The Core Strategy establishes the scale and general
location of land for employment purposes and states that as a general principle such land
should be safeguarded. The NPPF, however, has introduced a provision that planning
policies should avoid the long term protection of sites allocated for employment use if the
sites are not being so used. Further detail is however required as it may be that Local
circumstances, reflecting a lack of viability of the existing operation, may give rise to
proposals to find an alternative use. Where the local need for employment land can be
met elsewhere, it may be that alternative uses could be considered favourably (within the
context of the other policies in the LDF).

Exceptionally, An alternative use may be preferable, providing evidence is submitted of
marketing the site for a reasonable period of time. The marketing campaign will need to
be agreed between the authority and applicant(s) before it begins, including the length of
the campaign; asking, price; sales particulars; and number frequency and source of
advertisements. Applicants will also need to demonstrate that the site is no longer usable
and viable for another form of employment use, for example where continuation of the
employment use would be detrimental to other planning objectives such as regeneration,
protecting or enhancing residential amenity or the appearance of the countryside, or
where other economic benefits to the area might result. Consideration of overall economic
benefits must also extend to include addressing the future of any firms displaced through
the redevelopment, including redevelopment for a new employment use. 

In exceptional circumstances that result in the loss of employment land or employment
premises, the Council will require suitable employment land to be provided and/or a
contribution towards the Council’s business incubation/grow-on space needs,
employment, training or other regeneration programmes and initiatives in mitigation.
Details of what should be submitted with any application for change of use and how
commuted sums will be calculated are included as Appendix 3 of this document. 

Change of use of small scale rural commercial schemes to other uses has been given more
flexibility under the provisions of Government permitted development regulations. (Town
and Country Planning (General Permitted Development) (Amendment) (England) Order
2013. The consideration of larger schemes will be governed by other relevant policies
including H4, ENV2, DP1, and DP9. very unlikely to be acceptable in the countryside,
unless it is for affordable housing in accordance with the requirements of Policy H4 in the
Core Strategy and the proposed Affordable Housing SPD (due to be adopted late 2010).
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Alternative Option/s

4.9 One alternative option was deletion of the policy in its entirety, based on guidance
now being provided by the NPPF. However, the Sustainability Appraisal shows this to
be a less sustainable option and, also, the policy is considered to retain sufficient
local distinctiveness to support its retention, as modified. For these reasons deletion
of the policy is not the chosen option.

4.10 A further option would be retention of the policy as written, but this would not
address the objective of the NPPF to provide greater flexibility for a wide range of
employment-generating development and to ensure that development viability is not
threatened by policy and obligation requirements. The Sustainability Appraisal also
shows this to be a less sustainable option. For these reasons, this is not the chosen
Plan option.

Policy DP9 – Employment Uses in the Countryside

Reasons for Proposed Changes 

4.11 The NPPF provides encouragement for rural enterprise and states that ‘planning
policies should support economic growth in rural areas in order to create jobs and
prosperity by taking a positive approach to sustainable new development’ (Para 28).
This encouragement, however, does need to be balanced with the NPPF’s
overarching commitment to furthering the three dimensions to sustainable
development; economic, social and environmental, as well as the core planning
principles concerned with recognising the intrinsic beauty and character of the
countryside, and contributing to conserving and enhancing the natural environment.
Accordingly, the need to support rural businesses and communities through built
development are balanced in the proposed changes to DP9 against the
environmental aim of protecting and enhancing our natural, built and historic
environment as well as the private amenity of those living near to rural businesses.

Employment development proposals within the countryside, outside of
designated local employment zones, must contribute to the local rural
economy and help sustain rural communities. outside settlement
boundaries or designated Local Employment Zones will be evaluated to
ensure that the local employment benefits they provide are not
outweighed by any environmental or social considerations. The proposed
use should be of a small scale that does not harm the rural character of the
area either by the nature type and level of activity (including the amount of
additional traffic generation on rural roads) or, any other detrimental
effects such as noise and pollution.
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The following additional considerations shall also be taken into account
where relevant: 

(A) Conversion and re-use of existing rural buildings: 

Proposals will only be supported where the building is structurally sound
and capable of re-use without fundamental rebuilding, and the buildings
are deemed to be desirable for retention. In the case of former agricultural
or forestry buildings of recent construction (less than 10 years), there will
be a requirement for applicants to it will also need to be demonstrated
that the original need for the building was genuine and but that it is no
longer required for agricultural or forestry purposes.

(B) Extension of existing rural employment buildings: 

Proposals will only be supported where these are limited to expansion
plans which are essential to the operation of the established business. All
extensions shall be accommodated satisfactorily in terms of design, scale
and appearance within the existing employment site boundary.

(C) Replacement rural employment buildings:

Replacement buildings will only be supported where the existing
development is visually intrusive or otherwise inappropriate in its context
and a substantial improvement in the landscape and surroundings will be
secured through replacement. Replacement buildings should not
significantly increase the scale, height and built-form of the original
building to help protect rural character.

(D) New rural employment buildings:

Well designed new buildings proposed as part of existing businesses
Proposals will only be supported in exceptional cases where there are no
appropriate existing buildings and the need has been adequately
demonstrated. 

(E) Expansion of an existing business: 

Proposals to expand an existing employment use into the countryside will
only be supported in exceptional cases where there is no space for the
required use on the existing site, the need has been adequately
demonstrated, and the proposals are essential to the operation of an
established business on the site. Consideration must should be given to
the relocation of the business to available land within Strategic and Local
Employment Zones. 
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(F)  Planning permission will be supported for equestrian related
development if it can be demonstrated that the proposal cannot be
located within existing buildings on the site through the re-use or
conversion of buildings for any related equestrian use before new or
replacement buildings are considered.

pp. 24-25 in original Development Policies

Explanation 

Policies ENV1 and ENV2 in the Core Strategy support rural communities and set out a
flexible approach that maintains a balance between environmental considerations and
appropriate business growth. The countryside is viewed as a good location for some
businesses, partly due to the pleasant environment and the availability of relatively
cheaper premises in comparison with built-up areas. The Borough is also coming under
particular pressure for employment based development in the countryside as a
consequence of containing a significant number of large agricultural buildings and other
rural buildings that are potentially suitable for conversion to employment use, coupled
with the high rental values to be found within the built up area. This demand needs to be
considered in the context of environmental impacts, accessibility and relation to local
economic needs. The diversity of pressures for employment based development in the
countryside requires further detailed policy guidance.

The Local Planning Authority is more likely to be supportive of the re-use and conversion
of rural buildings that are adjacent to or closely related to country towns and villages.
Conversely, the change of use of isolated buildings is unlikely to be acceptable unless they
would ensure the retention and preservation of a heritage building and the use does not
result in a significant level of activity and traffic generation. Elsewhere, each proposal
would be considered on its merits in line with the policy. Schemes involving the re-use of
historic rural buildings should also comply with the provisions of DP14. Proposals that are
small-scale in nature of a scale appropriate to a rural location are more likely to be
supported, whereas those leading to a significant increase in road traffic will not normally
be supported.

Preference will always be towards re-use and conversion of existing buildings where this is
possible rather than the construction of new buildings. Consequently, where a building is
to be replaced, applicants will need to demonstrate to the satisfaction of the Local
Planning Authority that any available buildings are not capable of renovation and may be
requested to submit a structural survey. Where suitable developments can be identified,
support may be given to the provision of workspace or incubator units.
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There are a number of well-established employment sites in the rural parts of the Borough,
where some important local companies are located. Companies are often seeking to
expand their operations within the site and this can be more appropriate than the
company seeking alternative premises outside of the Borough, in order to retain the
economic and social benefits which can arise from companies located in rural areas. It will
be beneficial for applications to expand existing operations to be supported by a business
plan, depending on the scale of the development proposed.

In some cases for the purposes of business or employment use replacement buildings can
be more appropriate than the continued use of existing buildings. Where new buildings
are proposed these should form part of an existing business, be well designed and be of a
scale appropriate to the rural areas where it is to be located. There are a number of sites in
the rural areas of the Borough which are visually intrusive and where redevelopment could
significantly enhance the local environment. In these instances, new buildings, landscaping
and planting should be used to aid in the reduction of the impact of the development on
the countryside of development. Proposals for new isolated buildings in the countryside
will not normally be permitted in accordance with national policies.

All applications for equestrian related developments in the countryside must demonstrate
that there is a lack of alternative buildings on the development site that are suitable for
conversion or redevelopment for equestrian uses, before new or replacement buildings
can be considered.

Alternative Option/s

4.12  An alternative option is to retain the existing policy, which focuses principally on
supporting small scale rural enterprises in rural parts of the Borough. While it does
not set out size thresholds for new or expanding businesses, it only provides policy
support for small scale business enterprises and therefore is not entirely in
accordance with the objectives of paragraph 28 of the NPPF. In addition, the
Sustainability Appraisal shows this to be a less sustainable option. For this reason,
retention of the existing policy is not the chosen option.
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Core Strategy
Policy H2

Reasons for Proposed Changes

5.1 Minimum density requirements previously contained within PPS3 have been removed
from the NPPF which only makes limited reference to densities. The NPPF allows local
authorities to set their own approach to housing density to reflect local circumstances
within the context of the surrounding area and scheme design. The indicative housing
densities found within Policy H2 and Table H2a of the Core Strategy were adopted at
a time when higher density developments were being brought forward by developers.
However in recent years, housing sites have been brought forward at varying densities,
mainly driven by on site constraints and policy considerations such as design and
parking standards. In many instances the site constraints and other policy
requirements influence the viability of the scheme which then informs the density of
the proposed development thus reducing the need for indicative densities.  

5.2 It is still considered appropriate to encourage higher densities in more accessible
locations and centres where access to services and public transport opportunities
exist. Allowing lower density development in the suburban and rural parts of the
Borough balances the spread of densities across the Borough and encourages the
effective use of land as promoted by national policy.

5.3 As part of this review, the Council is proposing to remove Table H2a as the indicative
densities found within this table are no longer considered relevant now that national
density targets have ceased. A more flexible approach where proposed
developments take account of the surrounding area and landscape features is seen
as the most appropriate way forward and builds upon the guidance found within the
Essex Design Guide and Urban Place Supplement. Development within the villages
at a density between 30-40 dwellings per hectare is often seen as over development
and out of keeping with the surrounding area. Higher density developments found
within the Town Centre tend to be taller, mixed use, flat developments which can be
designed in response to the surrounding areas. Policy standards such as parking,
amenity space and design principles often dictate the density of a proposed
development. This allows for greater flexibility and the development of schemes
which respond to their context, which is considered to be in keeping with the NPPF.
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Policy H2 – Housing Density

The Borough Council will seek housing densities that make efficient use of
land and relate to the context. New developments must enhance local
character and optimise the capacity of accessible locations. 

Locations with good access to centres, particularly the Town Centre and
the Urban Gateways, are more suited to higher density development,
although a flexible approach will be important to ensure that densities are
compatible with the surrounding townscape. Other locations with lesser
access to centres and public transport should involve more moderate
densities. The density of developments also needs to be informed by the
provision of open space and parking, the character of the area, and the
mix of housing.

Table H2a provides indicative guidance on appropriate densities that
relate to the accessibility of a location. A context appraisal will be required
to identify the accessibility and local character of a location and therefore
inform an appropriate density.

Table H2a – Indicative Housing Densities

pp. 49-50 in original Core Strategy

Explanation

The density of housing development can have significant implications for sustainability,
local character, travel behaviour, development land take, and residential amenity. 
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Accessibility Indicative Locations Indicative Housing Densities

Very High
Town Centre and within 400m of Urban
Gateways

Over 75 du/ha*

High 
Within 800m of the Town Centre, and
Urban Gateways

Over 50 du/ha

Moderate 
Colchester Town and District Settlements
(Tiptree, West Mersea and Wivenhoe)

Over 40 du/ha

Low The Borough’s villages 30 to 40 du/ha
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Housing development will be focused on the most accessible locations to reduce the need
to travel, promote regeneration and protect greenfield land. Higher density developments
can accommodate more people at locations with good access to employment, shops and
education, and allow residents to easily access their needs by walking, cycling and public
transport. This in turn supports the provision of local business, services and infrastructure.
However, high density development that is poorly located or poorly designed can have
adverse impacts on the local community, built character, traffic and sustainability. High
density developments need to have regard to biodiversity and open spaces provided
within urban areas and on brownfield sites.

Densities therefore need to be moderated at less accessible locations and to reflect local
character. The provision of open space, parking and a mix of housing will also have a
moderating affect on densities. Areas with lesser access to centres and public transport,
such as villages and outer-suburbs are suited to lower densities. Lower density
developments can provide more open space and large family housing, but developments
below 30du/ha are considered to be too inefficient and inconsistent with national planning
policy as set forth in PPS3.

Alternative Option/s

5.4 Retention of the existing policy was an option considered. However, this option does
not reflect the changes in national policy, introduced through the NPPF, nor does it
provide the flexibility that the chosen Plan option provides. In addition, the
Sustainability Appraisal did not show this to be the most sustainable option. For
these reasons, this is not the chosen Plan option.

5.5 An alternative approach could be to modify table H2a to be more permissive/flexible
and change the indicative density targets to be more descriptive through the
introduction of phrases such as high rise, flats, larger private gardens, single storey
and two storey units. Introducing descriptions to aid understanding of densities
across the Borough would add a large amount of subjectivity which is considered
unnecessary. Locally adopted documents such as the Essex Design Guide and the
Urban Place Supplement provide appropriate information for developers and
landowners on which to base scheme design. In addition, the Sustainability Appraisal
does not recommend this as the preferred option in sustainability terms. For these
reasons, this is not the chosen Plan option.

36

3. Policies 
4. Housing Policies



Policy H3
Reasons for Proposed Changes

5.6 Core Strategy Table H3a encouraged developers and landowners to make effective
and efficient use of land by providing a greater number of units in the most accessible
areas through the delivery of flat and maisonette type developments predominately
within these locations. In areas which were deemed to have a lower accessibility,
houses of various sizes were encouraged to provide a more suburban and rural
character type developments. The NPPF outlines that the purpose of the planning
system is to contribute to the achievement of sustainable development by delivering a
wide choice of high quality homes, widen opportunities for home ownership and
create sustainable inclusive and mixed communities across the Borough.  

5.7 The Core Strategy adopted in 2008 provided information relating to indicative densities
which were considered appropriate across the Borough.  To better inform these density
requirements, Table H3a provided a guide for the types of dwellings that the Council
would expect within various locations and informed developers with regards to the
layout of schemes and the type of units expected across the Borough. The guidance in
the table is now largely redundant due to the removal of national density requirements
and the flexibility provided by the NPPF.  In most instances schemes are generally
developed to take into account onsite characteristics and constraints, and are brought
forward to be in keeping with the existing context of an area.

Colchester Borough Council intends to secure a range of housing types
and tenures on developments across the Borough in order to create
inclusive and sustainable communities. Housing developments should
provide a mix of housing types to suit a range of different households,
whilst also realising the opportunities presented by accessible locations.
The mix of housing types should therefore be guided by Table H3a and
informed by an appraisal of community context and housing need.

Housing developments will also need to contribute to the provision of
affordable housing and homes that are suitable to the needs of older
persons, persons with disabilities and those with special needs.  

p. 50 in original Core Strategy
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Explanation

All housing developments in Colchester should be inclusive and accommodate a diverse
range of households and housing need to create mixed communities. Housing developments
must provide a range of housing types that can accommodate a range of different
households, including families, single persons, older persons and low income households.

Table H3a illustrates the There is an important relationship between housing diversity, density
and the accessibility of the location. Town Centre locations, for example, are highly accessible
and can support high density flats, but they also need to accommodate a range of household
sizes. Suburban locations have moderate access and should accommodate a range of
housing types and household sizes. Rural locations have low accessibility and will suit low
density development, but should also still provide for small and low income households.

In 201101, the average household size was 2.337 persons. Approximately 28% were single
person households, roughly 35% were 2 person households, and another 29% of households
had dependent children. In 2021, the average household size is projected to shrink to around
2.24 persons, and single person households are likely to grow to about 35% of the total.

In 2001, flats and maisonettes represented about 15% of total housing stock and probably
occupied less than 5% of housing land. Between 2000 and 2006, about 31% of new dwellings
constructed were flats and maisonettes, whilst 69% were houses or bungalows. In 2006, flats
and maisonettes represented about 17% of total housing stock. Although more flats and
maisonettes have been constructed in recent years the overall proportion is still relatively low. 
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Houses Flats and Maisonettes

Accessibility 1 - 2 Bed 3 Bed 4 Bed 1 Bed 2 Bed 3 + Bed

Very High – – – ++ ++ +

High + + + + ++ +

Moderate ++ ++ + + + +

Low ++ ++ + – – –

Table H3a – Indicative Mix of Housing Types

++ Important  + Appropriate   - Unnecessary, but may be suitable
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Housing Delivery

During the same period, houses with 3 or more bedrooms represented 57% of total
completions, whilst 2 bedroom houses represented only 12%. Given that the average price
for a 4 bed house was over £300,000 in 2006, there is concern that the mix of housing is not
reflecting community need.  

All housing developments therefore need to provide a more balanced range of housing
types to reflect identified community need. The mix of housing should reflect the housing
needs of the community, and therefore higher density developments in the urbanised
areas still need to provide accommodation suitable to families and larger households, and
low density developments in villages still need to provide housing for small and low
income households.  

Alternative Option/s

5.8 An alternative option is to retain the existing policy. The existing policy contains
reference to Table H3a and provides an indicative mix of housing types in various
locations across the Borough. The table is considered to be out of date in light of
current building practices and following the proposed deletion of Table H2a it is
considered appropriate to also remove reference to the housing mix table. In
addition, the Sustainability Appraisal shows that this is a less sustainable option. 
For these reasons, retention of the existing policy is not the chosen option.

Policy H4 – Affordable Housing
Reasons for Proposed Changes

5.9 The NPPF seeks to maintain a balance between the delivery of affordable housing
and ensuring that overall levels of housing viability and delivery are not compromised
by overly onerous requirements for affordable housing. The NPPF replaces nationally
set targets for housing delivery with a requirement for all local authorities to develop
a local evidence base for the amount of housing required, supported by appropriate
allocations. The revised policy wording removes the requirement for 35% affordable
housing set by the East of England Plan and replaces it with a target which reflects
viability in Colchester.  The lower target of 20% arises from research to investigate the
impact of providing affordable housing on overall development viability.  
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Houses Flats

1-2 Bed 3 Bed 4 Bed + 1 Bed 2 Bed 3 Bed +

2000-2006 12% 30% 27% 7% 22% 2%
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5.10 National policy has expanded the definition of acceptable schemes for rural
exception sites to include an element of market housing to cross subsidise the
delivery of affordable housing. The revised wording reflects this while continuing to
ensure that the main function of rural exception sites is the provision of affordable
housing units.

The Borough Council is committed to improving housing affordability in
Colchester. The Council will be seeking to secure 20%35% of new
dwellings (including conversions) to be provided as affordable housing
(normally on site), as follows:

• In Colchester Town and Stanway, Tiptree, Wivenhoe and West Mersea,
affordable housing will be required on housing developments for 10 or
more dwellings.

• In the other villages, affordable housing will be required on housing
developments for 3 or more dwellings.

• An equivalent financial contribution will also be sought for
developments below these thresholds.

Where it is considered that a site forms part of a larger development area,
affordable housing will be apportioned with reference to the site area as a
whole.

This level balances the objectively assessed need for affordable housing in
the Borough established by the Council’s evidence base against the
requirement for flexibility to take account of changing market conditions.
For sites where an alternative level of affordable housing is proposed
below the target, it will need to be supported by evidence in the form of a
viability appraisal.

In exceptional circumstances, where high development costs undermine
the viability of housing delivery on brownfield sites, developers will be
expected to demonstrate an alternative affordable housing provision.
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Affordable housing development in the villages of rural Colchester Borough
will be supported on rural exception sites contiguous with village settlement
boundaries, provided a local need is demonstrated by the Town/Parish
Council on behalf of their residents based on the evidence gained from an
approved local housing needs survey. A proportion of market housing which
facilitates the provision of significant additional affordable housing may be
appropriate on rural exception sites.  Information to demonstrate that the
market housing is essential to cross-subsidise the delivery of the affordable
housing and that the development would not be viable without this cross-
subsidy will be required. At the scheme level, the number of open market
units on the rural exception site will be strictly limited to only the number of
units required to facilitate the provision of significant affordable housing units
on a rural exception site.  The number of affordable units on a site should
always be greater than the number of open market units delivered in this way.
The actual number will be determined on local circumstances, evidence of
local need and the overall viability of the scheme. The plot size, scale and
general design of the homes should be comparable regardless of tenure
within a single integrated development layout.

The Council will require developments to integrate affordable housing and
market housing, with a consistent standard of quality design and public
spaces, to create mixed and sustainable communities.

pp. 51-52 in original Core Strategy

Explanation

The need for affordable housing is high in Colchester, as it is elsewhere in the Eastern
region. The East of England Plan has set a policy target of 35% affordable housing for
planning permissions in the region.

The Strategic Housing Market Assessment 2007 (SHMA) identified that the average house
price in Colchester was approximately £200,000 in 2006, whilst the gross (median)
household income was only £23,874. The SHMA observes that few households aspiring to
home ownership have access to enough money to purchase a home in Colchester. The
SHMA identified a need for 1,104 affordable homes per year. which is very high given the
total housing provision in the EEP is only 830 per year. The SHMA suggests this high need
would justify an Affordable Housing target over 35% if the developments were viable.

Affordable housing requirements must be balanced with other requirements for transport
infrastructure, community facilities, open space and sustainable construction. The viability
of housing delivery also needs to be maintained, particularly in regeneration areas. The
Housing Viability Report identified that a significant portion of developments would not be
viable with an affordable housing requirements of 40%. Even at lower levels of affordable
housing, viability was a problem, particularly on previously developed land.
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As identified in the Affordable Housing Viability Report it It is considered that a 35% 20%
target maintains a balance between essential housing need and viability, whilst
maintaining consistency with the regional target. Where 20% is not considered to be viable
applicants will need to submit information on viability as set forth in the Affordable
Housing SPD. The Council will expect developers to meet the Council’s reasonable costs
associated with viability appraisals in instances where the level of affordable housing is
disputed. A target of 35% 20% will optimise affordable housing delivery on greenfield land
whilst facilitating the regeneration of rundown areas.

In instances where the provision of affordable housing is supported by the delivery of
some open market units on a rural exception site, it will be essential to ensure that the
number of open market units never dominates a particular scheme. In determining the
number of open market units required to facilitate the delivery of affordable units, the
Council will expect applicants to demonstrate viability calculations starting with 100%
affordable housing. The same calculations should then be applied with the introduction of
one open market unit at a time until a point is reached where the delivery of the rural
exception site becomes viable. The number of open market units on a rural exception site
should be less than the number of affordable units delivered.

Alternative Option/s

5.11 The existing policy is not considered to fully comply with national planning guidance
in paragraph 50 of the National Planning Policy Framework which requires policies on
affordable housing to be sufficiently flexible to take account of changing market
conditions over time.  The regionally set target of 35% for affordable housing
provision does not provide sufficient scope to support the viability of projects which
also need to fund other infrastructure commitments. Retaining the existing 35%
affordable housing target could undermine overall housing delivery in the Borough
contrary to the aims of the NPPF.  The new 20% target set out in the revised policy is
considered to be a more realistic and deliverable option.

5.12 Policy H4 is also out of date with National Planning Policy Framework as it does not
permit the delivery of any market housing on rural exceptions sites. While the current
policy would still enable affordable housing to be delivered on Rural Exceptions
Sites, allowing a proportion of market housing to be built on the same sites could
potentially increase the amount of affordable units delivered in Borough, at the same
time contributing to the overall housing targets set for Colchester. In addition, the
Sustainability Appraisal shows that this is a less sustainable option in sustainability
terms. For these reasons, retention of the existing policy is not the chosen option.
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5.13  – The policy is deleted

The Council could choose to remove the affordable housing policy completely from
the Development Plan to further encourage housing delivery across the Borough.
Removing all affordable housing requirements would be considered contrary to
national policy which supports the provision of affordable housing to meet identified
needs. The delivery of affordable housing is also a priority for Colchester Borough
Council. In sustainability terms, the Sustainability Appraisal showed that the option to
delete the policy performed poorly in comparison with the other policy options. For
these reasons, the option to remove the policy completely has been discounted. 

H5 – Gypsies, Travellers, and Travelling Showpeople
Reasons for Proposed Change

5.14 Since adoption of the Core Strategy in 2008, guidance on Gypsies and Travellers has
been affected by the revocation of the East of England Plan and its single issue
review on Gypsies and Travellers which set pitch allocations. In addition, the
Government published Planning Policy for Travellers Sites in March 2012.  In the
absence of regional guidance, the Essex Planning Officers Association (EPOA) has
commissioned a Gypsy and Traveller Accommodation Assessment for the period to
2033 which will be completed by autumn 2013. This study will form part of the
Council’s evidence base to inform the Full Review of its policies. In the interim period,
the wording of the original adopted policy requires amendment to reflect the
changed context for assessing and delivering gypsy and traveller accommodation.

The Council will identify sites to meet the established needs of gypsies,
travellers and travelling showpeople in the Borough. A suitable site for
gypsies and travellers is being provided in Severalls Lane, Colchester; and
additional sites will be identified (in the Site Allocations DPD) as required
to meet future need. Although no need for sites for travelling showpeople
has been identified, the matter will be kept under review.

The Council will seek to locate sites within reasonable proximity to existing
settlements, and with access to shops, schools and other community
facilities. Sites should also provide adequate space for vehicles and
appropriate highway access. Any identified need for ‘transit’ (temporary)
sites for gypsies and travellers will be met in appropriate locations related
to the current working patterns of the travelling community. 

In the intervening period up to the adoption of a new Local Plan, the
Borough Council will use the national Planning Policy for Traveller Sites
and the National Planning Policy Framework as material considerations in
the determination of planning applications for gypsy, traveller and
travelling show people accommodation.

p. 52 in original Core Strategy
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Explanation

At present there is a shortage of sites to accommodate the established needs of gypsies
and travellers in the Borough and the wider region. To date, however, there is no identified
demand for sites for travelling showpeople in the Borough. A single issue review of the East
of England Plan is being undertaken to address these issues and its proposals for pitch
provision in the Borough will be used to inform the Site Allocations DPD. The Borough
Council will seek to provide appropriate sites to meet the needs of the gypsies, travellers
and travelling showpeople in the Borough. These sites need to provide gypsy and traveller
communities with good access to community facilities, employment and shopping.
Additional sites will be identified as necessary through in the Site Allocations DPD process.

Following the Government’s publication of Planning Policy for Traveller Sites in March
2012, the Essex Planning Officers’ Association (EPOA) has commissioned on behalf of all
Essex local planning authorities a new Gypsy and Traveller Accommodation Assessment
(GTAA) for the period 2013-2033.  This new assessment is anticipated to be completed in
the Autumn of 2013 and will provide an up-to-date evidence base to inform a Full Review
of Colchester Borough Council’s adopted development plans.

In advance of the adoption of a new Local Plan, the Council will be able to use national
guidance to guide the determination of planning applications for gypsy and traveller
accommodation.

Alternative Option

5.15 An alternative option is to make no changes to the policy, however this would mean
the Core Strategy would not be up-to-date and NPPF compliant in its approach to
gypsy and traveller allocations. The suggested wording will clarify how the Local Plan
will treat gypsy and traveller applications prior to the adoption of a new Local Plan
based on updated evidence.

H6 – Rural Workers Dwellings (New Policy)
Reason for Proposed Changes

5.16 The introduction of the NPPF resulted in the cancellation of much of the previous
national policy guidance. PPS7 which set out criteria for rural workers dwellings in
Annex A was deleted as part of this process. Colchester’s adopted Local Development
Framework did not include a policy on Rural Workers Dwellings because the subject
was adequately covered by national policy. The introduction of the NPPF created a
policy gap in this area. The lack of policy and criteria to guide the provision of Rural
Workers Dwellings was further highlighted following a recent appeal (ref.
APP/A1530/A/12/ 2181879.) In response in April 2012, the Council produced a Rural
Workers Guidance Note. It is proposed that this Guidance Note be superseded by
incorporating its guidance into a new policy to provide a clear direction for applications
for rural workers dwellings and to ensure conformity with national guidance. 
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Permanent Rural Workers Dwellings

Planning permission will be granted for new agricultural/rural workers
dwellings as part of existing businesses where all of the following criteria
are met:

(i) evidence is provided to show that there is an essential functional
need for a permanent dwelling  

(ii) the need is related to a full time worker who is primarily employed in
agriculture, forestry or some other rural based business 

(iii) the size and design of dwelling is commensurate with the needs of
the rural business  

(iv) the  business has been established for at least 3 years, has been
profitable for at least one of them, is financially viable and is likely to
remain so in the future

(v) the functional need cannot be met by another suitable and available
dwelling. Conversion of an existing building should be considered in
preference to new build

(vi) the proposed development  satisfies all other Local Plan policy
requirements

Temporary Rural Workers Dwellings 

Where a new dwelling is essential to support a new activity, whether a
newly-created unit or an established one, it will normally, for the first three
years, be provided by a caravan or other temporary accommodation.

Applications will need to be supported with the following information: 

(i) clear evidence of a firm intention and ability to develop the
enterprise concerned (significant investment in new buildings is often
a good indication of intentions); 

(ii) essential functional need 

(iii) clear evidence that the proposed enterprise has been planned on a
sound financial basis. The evidence should include a business plan of
at least 3 years duration;

(iv) the functional need could not be fulfilled by another existing dwelling
on the unit, or any other existing accommodation in the area

(v) If permission for temporary accommodation is granted, permission
for a permanent dwelling is unlikely to be granted within 3 years. If,
after 3 years, a permanent dwelling is approved, the temporary
dwelling must be removed from the site.
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Conditions will be attached to any permissions granted for new rural
workers dwellings to remove permitted development rights and restrict
the occupancy to that required for the rural business concerned or other
agricultural/rural use nearby.

Where a rural dwelling is no longer needed to support a rural business,
applications to remove the occupancy restrictions will have to meet the
following criteria. Evidence should be submitted that an essential
functional need no longer exists at the property and is unlikely to in the
foreseeable future. The applicant will be expected to provide details of
instructions to estate agents, and the response to that advertising,
demonstrating that:

(i) the property has been marketed for rent or sale for at least 18
months and advertised continuously in that period at a price
reflecting the occupancy condition; and  

(ii) the advertising should be within both local newspapers and relevant
national agricultural magazines; and 

(iii) the property has been offered both for sale and to rent on the same
basis as above to all farmers, horticulturalists and other rural
businesses where a dwelling may be justified in the locality (i.e.
having holdings within a two mile radius of the dwelling)

Explanation 

The NPPF states that one of the few circumstances where a new dwelling within the
countryside may be justified is when accommodation is required to enable agricultural or
rural workers to live at or in the immediate vicinity of their place of work. While Colchester
Council’s preference is  for such workers to live in nearby towns or villages, or suitable
existing dwellings to  avoid new and potentially intrusive development in the countryside,
it acknowledges that there will be some instances where the nature and demands of
certain rural businesses will make it essential for one or more people engaged in the
enterprise to live at, or very close to, their place of work. 

Such a need however must be essential to the successful operation of the rural business.
Any proposal for a new agricultural/rural workers dwelling will be expected to satisfy all the
criteria set out in Policy H6.  

The need for a rural workers dwelling could be generated by a range of  traditional rural
land activities such as agriculture, forestry, fisheries, rural estate management, certain
equestrian businesses and horticulture. 
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Applications will be subject to a functions test to establish whether it is essential for the
proper  functioning of the business enterprise for one or more workers to be readily
available. Such a requirement might arise where a worker or workers need to be available
round the clock to respond to situations where livestock/animals or agricultural processes
require essential care at short notice or emergencies that could otherwise cause a serious
loss of crops or products e.g. by frost or failure of automatic systems.

Given the restrictions on the delivery of new dwellings in the countryside, the scale and
design of any proposals for rural workers’ dwellings should reflect their countryside
location and their function as housing for a rural worker. 

While many people work in rural areas e.g. in offices, schools, workshops, garages and
garden centres, it is unlikely that they will have an essential need to live permanently at or
near their place of work. Being employed in a rural location is not considered sufficient
justification to qualify as a rural worker with an essential housing need. 

Changes in the scale and character of agricultural and forestry businesses have the
potential to affect the longer-term requirement for dwellings in the countryside particularly
where these had an “agricultural worker occupancy” condition attached when planning
permission was granted. In such cases, the Borough Council recognises that it would fulfil
no purpose to keep such dwellings vacant, or that existing occupiers should be obliged to
remain in occupation simply by virtue of a planning condition that has outlived its
usefulness. Nevertheless, the Borough Council will expect applications for the removal of
an occupancy condition to demonstrate convincingly that there is no long-term need for
an agricultural dwelling in the locality. Such dwellings could be used by other agricultural
and rural workers seeking accommodation within the wider surrounding area, therefore it
will need to be demonstrated to the Borough Council that the dwelling tied to an
occupancy condition has been effectively marketed to likely interested parties in the area
concerned, and that no genuine interest has been shown regarding the purchase or rental
of the dwelling for a rural worker with an essential need to live in the local community. 

Alternative Option/s

5.17 An alternative option is to rely on the NPPF and not introduce a new policy. Colchester
is a large rural Borough with much of the Council’s area falling outside of urban
Colchester and the larger settlements of Tiptree, West Mersea, and Wivenhoe. The
Borough Council seeks to protect the intrinsic character and undeveloped nature of
the countryside by resisting local pressures for residential accommodation that is not
genuinely required in connection with agricultural or other rural based activities. It is
therefore considered important to produce a new policy for Rural Workers Dwellings,
in light of the cancellation of PPS7, in order to provide a clear policy framework and
guidance for applicants and decision-makers. The NPPF guidance on this topic is too
general and relying solely on national guidance would not provide an adequate steer
for either applicants or decision makers. The Sustainability Appraisal also shows that
this is option is less sustainable than the option of introducing a new policy. For these
reasons, reliance on the NPPF, with no local policy, is not the chosen Plan option.
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Development Policies
DP13 Dwelling Alterations, Extensions and Replacement Dwellings

Reasons for Proposed Changes

5.18 The NPPF provides greater flexibility to deliver a wide choice of high quality homes
and although this policy ensures that other considerations are taken into account and
control is retained by the Council, it is considered appropriate to make the revisions
outlined below to ensure greater consistency with national guidance.  The NPPF
offers a presumption in favour of re-using commercial buildings for residential
purposes. However, the Council considers it appropriate to retain local control over
redevelopments in the rural areas to ensure that the right balance is struck between
ensuring sufficient employment and commercial land/buildings is available within the
rural areas, and that residential development is not encouraged on isolated sites.

5.19 Two recent appeal decisions have made reference to Policy DP13. The first appeal
noted that the policy adopted in December 2012 was broadly in accordance with the
NPPF, as it meets the Framework’s core principles – that planning should be taking
account of the different roles and character of an area, and should be seeking to
ensure high quality design. The second appeal highlighted a grammatical and layout
error with regards to an element of the policy being in the wrong paragraph. The
Focused Review therefore provides an opportunity to correct this error and ensure
that the policy applies to all applicable development.

Policy DP13: Dwelling Alterations, Extensions and Replacement Dwellings

Within the Borough’s settlement boundaries, residential alterations,
extensions and replacement buildings will be supported where they meet
other policy requirements, including the adopted SPD ‘Extending Your
House?’ 

For annexes, development will be supported only where the need for
additional space cannot be met within an existing dwelling or buildings
suitable for conversion on the site in the first instance, if the development:

(i) Is physically attached or closely related to the main dwelling so that it
cannot be subdivided from the main dwelling;

(ii) Retains some form of demonstrable dependence on the main
dwelling, such as shared access (including both vehicular access and
doorways) and communal amenity spaces; 
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(iii) Does not incorporate facilities that make the annexe capable of use
as a separate dwelling 

(iv) Respects and enhances both the character of the original dwelling
and the context of the surrounding rural area through regard to site
characteristics, design, scale, height, form, massing, materials and
layout within the wider landscape setting. 

(v)  The desire for annexe occupants to remain independent from
existing residents will not be considered as adequate justification to
allow isolated annexes.

Outside of the settlement boundaries, development will be supported
only where all the following relevant criteria can be met:

(A) For alterations and extensions, including ancillary outbuildings and
garden extensions, where the development:

(i) Respects and enhances the character of the original dwelling
and does not significantly alter its size;

(ii) Respects and enhances the landscape character and setting of
the site and the wider rural area; and

(iii) Avoids a cramped form of development and retains an
appropriate level of private amenity space for the occupants
of the dwelling. 

(B) For replacement dwellings, when development: 

(i) Is on a one-for-one basis and the property to be demolished is
of permanent construction, recently occupied, and is not
derelict or abandoned;

(ii) Is of a satisfactory design that is appropriate to the rural area
and does not significantly increase the scale, height and form,
of the original dwelling;

(iii) Provides satisfactory landscape value to integrate the new
dwelling into the wider rural context with no greater adverse
impacts than the existing dwelling; and

(iv) Represents the optimum solution to either preserving or
enhancing access, siting and dwelling orientation.
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(C) For annexes, when the need for additional space cannot be met
within an existing dwelling or buildings suitable for conversion on the
site in the first instance, if the development: 

(iv) Is physically attached or closely related to the main dwelling so that it
cannot be subdivided from the main dwelling;

(v) Retains some form of demonstrable dependence on the main
dwelling, such as shared access (including both vehicular access and
doorways) and communal amenity spaces; 

(vi) Does not incorporate facilities that make the annexe capable of use
as a separate dwelling 

(iv) Respects and enhances both the character of the original dwelling
and the context of the surrounding rural area through regard to site
characteristics, design, scale, height, form, massing, materials and
layout within the wider landscape setting. 

(iv) The use of ancillary accommodation as a separate dwelling will not
be permitted and the desire for annexe occupants to remain
independent from existing residents will not be considered as
adequate justification to allow isolated annexes.

The use of ancillary accommodation including an annexe as a separate
dwelling will not be permitted in any circumstance.

pp. 33-34 in Development Policies

Explanation

Not all extensions and alterations require planning permission. Further guidance on the forms of
development that do not require planning permission can be obtained from the Government’s
planning portal: www.planningportal.gov.uk. Alongside the criteria of the General Permitted
Development Order, the NPPF will be taken into account when considering the size of potential
extensions, replacement dwellings and potential changes of use to/from dwelling houses.

This policy together with Policy DP1 and the NPPF sets out appropriate criteria for assessing
planning applications for development, including alterations and extensions to residential
dwellings, when planning permission is required. ‘Extending Your House?’ the Council’s
adopted SPD gives more detailed guidance for householder development proposals.

Whilst development in the countryside is not encouraged the Council accepts that
development relating to existing dwellings may be acceptable. Development must protect
and reflect the rural qualities and landscape character of the area. This policy therefore
sets out additional criteria that the Council will apply for extensions and other alterations
to dwellings which promote sustainable development in the countryside (i.e. outside the
settlement boundaries) where planning permission is required.
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The Council wishes to retain a balanced mix of dwelling sizes and, in particular, to avoid
the loss of smaller, more affordable units.  Extensions to existing dwellings and
replacement dwellings should not significantly alter the size of the original dwelling. The
Council is also keen to ensure that dwellings do not grow by a succession of small
extensions, which cumulatively can significantly alter the character of the original building.
For the purpose of this policy, the “original” dwelling is defined as the building as existed
on 4th November 1993 or as built if later.

Proposals for extension of a domestic garden into open countryside will not be permitted
if they have a material adverse impact on the surrounding countryside, or result in the loss
of good quality agricultural land, or would set a precedent for unacceptable extensions to
gardens at one or more neighbouring properties. Where planning permission is granted,
applicants will be expected to relinquish their permitted development rights over the new
area of garden.

Alternative Option/s

5.20 Retain existing policy

It is considered inappropriate to retain the existing policy because its current wording
limits its relevance to annexes within settlement boundaries.
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Core Strategy
ENV2 – Rural Communities

Reasons for Proposed Changes

6.1 The NPPF widens the scope of acceptable schemes for rural exception sites and
provides that local authorities should consider whether allowing some market
housing would facilitate the provision of significant additional affordable housing to
meet local needs (Para 54). The addition of the word ‘primarily’ is considered to
provide for a level of market housing in order to improve viability and deliverability
whilst retaining the focus on meeting local needs for affordable housing.

6.2 Amendments have also been required to reflect the greater emphasis in the NPPF on
rural economic development.  

6.3 The final sentence of ENV2 has been modified to include Neighbourhood Plans
which were introduced by the 2011 Localism Act and subsequent regulations to
provide a mechanism for local communities to programme and guide further growth
in their area, providing they meet the basic conditions contained in the Localism Act. 

The Borough Council will enhance the vitality of rural communities by
supporting appropriate development of infill sites and previously developed
land (PDL) within the settlement development boundaries of villages.  The
design and construction of new village development must be high quality in
all respects, including design, sustainability and compatibility with the
distinctive character of the locality. Development should also contribute to the
local community through the provision of relevant community needs such as
affordable housing, open space, local employment, and community facilities.  

Outside village boundaries, the Council will favourably consider sustainable
small-scale rural business, leisure and tourism schemes that are of an
appropriate scale and which help meet appropriate to local employment
needs, minimise negative environmental impacts, and harmonise with the local
character and surrounding natural environment. Development outside but
contiguous to village settlement boundaries may be supported, primarily where
it constitutes an exception to meet identified local affordable housing needs.

Towns and villages are encouraged to plan for the specific needs of their
communities by developing Neighbourhood Plans which provide locally-
determined policies views on future development needs. Communities are
also encouraged to continue to develop other plans where appropriate
such as other Community Led Plans Parish Plans and Village Design
Statements, where appropriate, for adoption as guidance.  

p. 67 in original Core Strategy
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Explanation

Rural communities in Colchester comprise the villages identified in the Settlement
Hierarchy (SD1 Appendix B). 

National evidence indicates that villages in the catchment area of larger towns struggle to
retain facilities, even when more housing is built. The East of England Plan noted that “the
growth of villages has been unable to halt the closure of village services and commuting
has increased dramatically”. Colchester Town is the main provider of shopping, services,
employment, and community facilities for the Borough as a whole. Elsewhere in the
Borough, only Wivenhoe, Tiptree and West Mersea provide a sufficient level of shops,
services and employment to maintain a reasonable level of self containment. In general,
rural communities do not provide sufficient shops, services and facilities to support
significant growth. 

Within rural communities, small scale appropriate development will be supported on PDL
and infill sites within the village boundaries. The Site Allocations DPD will provide an
opportunity to review the extent of village envelopes previously set through the Local Plan
process. This development will need that to optimises the sustainability of villages by
increasing rural employment opportunities, and by contributing towards community
facilities and open space, will be supported.  and, local employment. a community need
assessment. Affordable housing will also be supported on rural exception sites where
supported by a Local Housing Needs Assessment. The Council is also seeking to sustain
and enhance local employment and rural enterprises. 

Neighbourhood Plans which were introduced through the Localism Act in 2011, will be
adopted as part of the Development Plan for Colchester, if they pass a referendum, while
Village Design Statements and Parish Plans will continue to be adopted as planning
guidance.

Alternative Option/

6.4 The current policy focuses principally on supporting small scale rural enterprises in
rural parts of the Borough. While it does not set out size thresholds for new or
expanding businesses, it only provides policy support for small scale business
enterprises and therefore would not help deliver the objectives of paragraph 28 of
the NPPF as the policy is currently worded. 

6.5 As it is currently written, the current policy does not promote the production of
Neighbourhood Plans and while this would be unlikely to result in interested Parish /Town
Council’s or Neighbourhood Forums not preparing Neighbourhood Plans, omitting
mention to them in policy leaves the Council open to challenge that the Borough’s Local
Plan policy ENV2 does not accord with National Planning guidance, or positively promote
the role communities can play in determining how the areas they live develop in the
future. In addition, the Sustainability Appraisal shows that this is not the most sustainable
policy option. For these reasons, retention of the existing policy is not the chosen option. 
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Development Policies
Policy DP24 – Equestrian Activities

Reasons for Proposed Changes 

6.6 The NPPF (para 55), while generally restricting the construction of isolated new
dwellings in the countryside, permits exceptions. One of the exceptions is where a
dwelling is required for rural workers who need to live permanently at or near where
they work. The current Development Policy DP24 does not allow for the construction
of rural workers housing as part of equestrian related developments in the
countryside or urban fringe in Colchester. As a result, the policy is out of date in
terms of the policy exceptions set out in paragraph 55 of the NPPF relating to the
development of isolated rural housing in the countryside. This was also confirmed in
a recent appeal  (APP/A1530/A/12/2181879). As a result of this appeal decision, the
need for a rural workers’ dwellings policy was identified and a new Policy H6 has
been prepared as part of the Focused Review of Colchester’s Local Plan.

6.7 Proposals for equestrian related developments will be adequately considered
through policies ENV1 and ENV2. Where a need arises for a rural workers dwelling
associated with an equestrian business, such applications will also be assessed
against the new Policy H6. For this reason, it has been decided that the current Policy
DP24 should be deleted.

Planning permission will be supported for equestrian related development
if it can be demonstrated that the proposal:

(i) Cannot be located within existing buildings on the site through the
re-use or conversion of buildings for any related equestrian use
before new  or replacement buildings are considered; 

(ii) Is satisfactory in scale and level of activity, and in keeping with its 
location and surroundings; 

(iii) Will not result in development leading to an unacceptable
intensification of buildings in the countryside and urban fringe or
have a detrimental impact on the townscape setting or local
landscape character.

(iv) is related to an existing dwelling within the countryside or will not
lead to pressure for the development of a new dwelling
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Explanation

Equestrian development includes all forms of horse related activities including the erection
of stables through to racing stables, sand schools and all-weather gallops. Where a new
dwelling is proposed as part of an equestrian development it will be necessary to
demonstrate that it is needed for a rural worker and essential to the equestrian business.
Proposals for equestrian developments need to be assessed monitored carefully to ensure
the cumulative effect of the fencing, stabling, ménage, and ancillary buildings and housing
where proposed, does not lead to overdevelopment in countryside areas or create
conflicts with other rural uses. An equestrian use will not be considered to justify the
erection of a dwelling in a location where permission would normally be refused.

Alternative Option/s

6.8 The alternative option is to retain the existing policy DP24. However, this would fail to
demonstrate recognition that some equestrian related developments may require
staff to live on or close to the equestrian business. This approach would not be
consistent with the approach set out in the NPPF in relation to the provision of rural
workers dwellings which could leave the authority vulnerable to legal challenge when
planning applications are submitted. In addition, the Sustainability Appraisal shows
that this is not the most sustainable policy option. For these reasons, retention of the
existing policy is not the chosen plan option.
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Core Strategy
ER1 Energy, Resources, Waste and Recycling

Reasons for Proposed Changes

7.1 Policy ER1 requires an update as it is out of date with existing government guidance
in the NPPF, updates to building regulations and best practice. Colchester Borough
Council is committed to mitigating and adapting to climate change and recognises
that planning has a key role to play. A Sustainable Design and Construction SPD was
adopted by the Council in 2011. This reflects the Council’s commitment to improving
the sustainability of new buildings through the Code for Sustainable Homes and
BREEAM, which are national standards to guide the development industry in the
design and construction of sustainable new buildings. The NPPF recognises that
planning has a key role to play in helping shape places to secure radical reductions in
greenhouse gas emissions, minimise vulnerability and providing resilience to the
impacts of climate change and support the delivery of renewable and low carbon
energy (paragraph 93). It recognises that local requirements for a building’s
sustainability should be consistent with the government’s zero carbon buildings
policy and should be nationally described standards (paragraph 95).  

The Council’s commitment to carbon reduction includes the promotion of
efficient use of energy and resources, alongside waste minimisation and
recycling.

The Council will encourage the delivery of renewable energy projects,
including community led initiatives micro-generation, in the Borough to
reduce Colchester’s carbon footprint. New developments will be
encouraged to reduce energy usage and provide of energy demand
through local renewable and low carbon technology (LCT) sources.

Sustainable construction techniques will also need to be employed in
tandem with high quality design and materials to reduce energy demand,
waste and the use of natural resources, including the sustainable
management of the Borough’s water resources. Residential dwellings will
be encouraged to attain achieve a minimum of level 4 3 star rating in
accordance with of the Code for Sustainable Homes (or its successor).
Non-residential developments will be encouraged to achieve a minimum
BREEAM (or its successor) rating of ‘Very Good’. 

The Council will support housing developments that reduce carbon
emissions by 25% from 2010, 44% from 2013 and zero carbon homes from
2016 in accordance with national building regulations. The sustainable
urban extensions to the north and south-west of Colchester Town are
intended to deliver zero carbon homes from 2016.
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The Council is seeking to minimise waste and improve reuse and recycling
rates through better recycling services and public awareness programs. To
assist this aim, new developments will be expected to provide facilities
and employ best practice technology to optimise the opportunities for
recycling and minimising waste.

p. 68 in original Core Strategy

Explanation

Sustainable Development is at the heart of the Local Plan Development Framework, and
the Council is seeking to create communities that use natural resources sustainably, and
minimise waste. Developments that are sustainably designed and constructed can (not
exclusive):

• provide local renewable energy sources

• use less energy

• minimise heat loss

• use less water

• optimise natural light

• facilitate better recycling

• provide sustainable urban drainage systems

• use recycled construction materials

New developments need to help address the challenges of climate change and
sustainability, and therefore contribute positively towards the future of Colchester. National
policy seeks to achieve zero carbon homes by 2016 with a progressive tightening of the
energy efficiency building regulations in 2010 (25%), 2013 (44%) and 2016 (zero carbon).The
delivery of zero carbon homes from 2016 will reduce Colchester’s greenhouse gas
emissions and help stimulate a sustainable economy. The initial targets of a 3 star Code
rating and a ‘Very Good’ BREEAM rating are cost effective and achievable. As the
development costs of sustainable homes and buildings are reduced by economies of
scale, improved knowledge and technology, the cost of delivering higher standards will
also become achievable.

The Water Cycle Study assesses the impact of planned Haven Gateway growth on the
area’s water resources to ensure its sustainable management. In recognition of the
increasing demand for water the Council will encourage developments that incorporate
water saving measures, in line with the Code for Sustainable Homes, to help conserve the
Borough’s water resource.

57

3. Policies 
6. Energy



As part of the Council’s Sustainable Community Strategy commitment to reduce its carbon
footprint, the Council will promote the delivery of renewable energy and low carbon
technology in the Borough, including micro-generation. Developments will be encouraged
to incorporate on-site or local renewable/LCT energy to supply part of their energy
demand. Stand alone renewable energy projects that are sympathetic to landscape
character and local amenity will also be supported.

The Sustainable Design and Construction SPD provides developers and the broader
community with guidance on the Code for Sustainable Homes and BREEAM renewable
energy technology and sustainable construction issues to support the implementation of
this policy.

The Council also seeks to achieve its aspirational target of 60% recycling of household
waste by 2021. As of 2012, approximately 31 40% of household waste is being recycled.
The Council will be improving services and information to increase our recycling over the
plan period. Development will support this by providing better recycling facilities.

Alternative option/s

7.2 The existing policy is retained

The policy is out of date with existing government guidance in the NPPF, updates to
building regulations and best practice.  From October 2013 when planned changes to
Building Regulations are expected, the Council will encourage new residential dwellings
to attain level 4 of the Code for Sustainable Homes.  Focusing on nationally recognised
building standards rather than reducing energy demand by setting a target reduction
figure is more comprehensive and consistent with the government’s zero carbon
buildings policy. In addition, the Sustainability Appraisal demonstrates that this is not the
most sustainable policy option.  For these reasons, this is not the chosen Plan option.
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Policy DP1: Design and Amenity
Reason for Proposed Changes

8.1 Paragraph 96 of the NPPF states that local planning authorities should expect new
development to take account of landform, layout, building orientation, massing and
landscaping to minimise energy consumption. The Council agrees with the
Environment Agency submission on the point that Council policy should be amended
to reflect this paragraph of the NPPF. 

All development must be designed to a high standard, avoid
unacceptable impacts on amenity, and demonstrate social, economic and
environmental sustainability. Development proposals must demonstrate
that they, and any ancillary activities associated with them, will:

(i) Respect and enhance the character of the site, its context and
surroundings in terms of its architectural approach, height, size, scale,
form, massing, density, proportions, materials, townscape and/or
landscape setting, and detailed design features. Wherever possible
development should remove existing unsightly features as part of the
overall development proposal;

(ii) Provide a design and layout that takes into account the potential
users of the site including giving priority to pedestrian, cycling and
public transport access, and the provision of satisfactory access
provision for disabled people and those with restricted mobility;

(iii) Protect existing public and residential amenity, particularly with
regard to privacy, overlooking, security, noise and disturbance,
pollution (including light and odour pollution), daylight and sunlight;

(iv) Create a safe and secure environment;

(v) Respect or enhance the landscape and other assets that contribute
positively to the site and the surrounding area; and

(vi) Incorporate any necessary infrastructure and services including
recycling and waste facilities and, where appropriate, Sustainable
Drainage Systems (SuDS), and undertake appropriate remediation of
contaminated land.; and

(vii) Take account of landform, layout, building orientation, massing and
landscaping to minimise energy consumption.

For the purpose of this policy ancillary activities associated with
development will be considered to include vehicle movement.

p. 12 in original Development Policies
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Explanation

No changes proposed

Alternative Option(s)

8.2 The alternative option is not to amend the policy to account for energy consumption
considerations, but this would not reflect the advice in the NPPF. The Sustainability
Appraisal also shows that this option is slightly less sustainable than the amended policy
option. For these reasons, retention of the existing policy is not the chosen option.
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DP15 – Retention of Open Space and Indoor Sports Facilities

DP16 – Private Amenity Space and Open Space Provision for New
Residential Development

Reasons for change

9.1 Minor changes are proposed to two paragraphs in the explanatory text for Policies
DP15 (Retention of Open Space and Indoor Sports Facilities) and DP16 (Private
Amenity Space and Open Space Provision for New Residential Development).
These reflect the fact that Government guidance in PPG17 has now been
superseded by the NPPF, and that the Council is updating its evidence base on
sports and recreation facilities. 

Explanation

DP15, former paragraph 7.2, p. 39 in original Development Policies:

Against this background, it is intended to secure the retention of existing facilities unless
a case can be made that alternative provision will be provided in a wholly acceptable
manner. Alternative provision could comprise existing provision in the locality of the
type of open space as defined by the NPPF PPG17 (Planning for Open Space, Sport and
Recreation), providing there is not a deficiency in that type of open space in the locality.
A full A number of documents including the PPG17 Audit and Assessment of the
Borough’s public open space and sports and recreational facilities was undertaken by
consultants PMP and published in (2007); which along with the Colchester Parks and
Green Spaces Strategy (2008); Colchester Green Infrastructure Strategy (2011); and
Playing Pitch Strategy (2008) will be used by the Council when assessing planning
applications relating to proposed development of open space and sports facilities.
Sport England should be consulted on any application that is likely to prejudice the use
of or lead to the loss of use of land used as a playing field (whether presently used, or
used within the last 5 years, or allocated for such use).

DP 16, former paragraph 7.6, p. 41 in original Development Policies:

Developments should help contribute to the accessibility, quantity and quality standards
set for the different open space typologies defined in PPG17. These standards are set
out in Appendices N, P and Q in the Borough Council’s PPG17 Open Space, Sport and
Recreation study. All open space shall be provided in a timely manner (so as to enable
reasonable and appropriate access by new residents to this facility); should be fully
equipped in a satisfactory manner as agreed by the Local Planning Authority; and, laid
out at the expense of the developer and where appropriate, dedicated to the Council
with suitable provision for ongoing maintenance.
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Alternative Option/s

9.2 The alternative option would be not to make the minor amendments, but the current
text does not reflect the most up-to-date position on the NPPF and Colchester’s
evidence base. For this reason, retention of the existing policy is not the chosen
option.
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This glossary is neither a statement of law nor an interpretation of the law and its status; it is
only an introductory guide to planning policy terminology and should not be used as a source
for statutory definitions. Reference should also be made to the Glossary within the NPPF. 

AFFORDABLE HOUSING

Subsidised housing provided to specified eligible households whose needs are not met by the
market. The extent of the subsidisation is determined by local incomes and local house prices
to ensure housing is set at a cost which is affordable to households who cannot afford market
housing.

ALLOCATION

The designation of land in the Plan for a particular use such as housing.

ANNUAL MONITORING REPORT

A report submitted to the Government by the Local Planning Authority assessing progress with
and the effectiveness of the Local Plan. The recent planning reforms have changed the
requirement of an Annual Monitoring Report to be submitted to Government, instead
replacing it with an Authority’s Monitoring Report (the Council has however retained the
original name for clarity).

BACKLAND DEVELOPMENT

Land located behind a street frontage which is not directly visible from the street and is
surrounded by other development, including rear gardens and private yards, as well as larger
undeveloped sites.

BROWNFIELD SITES/PREVIOUSLY DEVELOPED LAND

Sites that have been, or currently are, subject to some form of built development. There are
exclusions such as land that has been occupied by agricultural buildings and private gardens.

CENTRES – TOWN CENTRE, URBAN DISTRICT CENTRE, 
RURAL DISTRICT CENTRE

National policy provides that local authorities should define a network and hierarchy of centres
that is resilient to anticipated future economic changes. Centres can be defined on a local
authority’s proposal map in order to establish a hierarchy of sequentially appropriate locations
for town centre uses. In Colchester, centres include the Town Centre along with District Centres,
which include five Urban District Centres in the urban area of Colchester, along with Rural
District Centres in Tiptree, West Mersea and Wivenhoe.



CHANGE OF USE

The change in use of a building or other land for a different purpose. In considering a
change of use it is normally necessary to establish whether the change is “material” and
whether by virtue of the provisions of the Town and Country Planning (Use Classes) Order
1987 (as amended) development requiring planning permission is involved. Additional
changes of use which do not require planning permission were brought about by the
Town and Country Planning (General Permitted Development) (Amendment) (England)
Order 2013.

CODE FOR SUSTAINABLE HOMES

A single national standard developed by the Government to guide industry in the design
and construction of sustainable homes. The Code uses a sustainability rating system
indicated by ‘stars’ ranging from one to six.

COMMUNITY FACILITIES

Community facilities are buildings which enable a variety of local activity to take place
including, but not limited to, the following:

-Schools, Universities and other educational facilities
-Libraries and community centres
-Doctors surgeries, medical centres and hospitals
-Museums and art galleries
-Child care centres
-Sport and recreational facilities
-Youth clubs
-Playgrounds
-Places of worship
-Emergency services

Privately owned buildings such as pubs and shops can also provide community services
and activities.

COMMUNITY INFRASTRUCTURE LEVY (CIL)

A levy allowing local authorities to raise funds from owners or developers of land
undertaking new building projects in the area.

CONSERVATION AREA

An area designated under Section 69 of the Town and Country Planning Act 1990 as an
area where it is desirable to preserve or enhance the character of its special architectural or
historic interest.
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CORE STRATEGY

The Core Strategy is one of the development plan documents forming part of a local
authority's Local Plan. It sets out the long term vision (over ten years) for the area, the
strategic objectives, and the strategic planning policies needed to deliver that vision.

DEDHAM VALE AREA OF OUTSTANDING NATURAL BEAUTY (AONB)

Environmentally sensitive land designated under the National Parks and Access to the
Countryside Act 1949 for its special landscape value.

DEVELOPMENT PLAN DOCUMENT (DPD)

Spatial planning documents that form the development plan for Colchester Borough. They
are subject to independent examination and are geographically presented on the
Proposals Map.

ENVIRONMENTAL ASSESSMENT

A written evaluation of the effect on the environment of a proposed development (also
known as an Environmental Impact Statement).

EVIDENCE BASE

A collective term for technical studies and background research that provides information
on key aspects of social, economic and environmental characteristics of the Borough. This
enables the preparation of a sound Local Plan meeting the objectives of sustainable
development.

GREENFIELD SITES

Land that has not been developed and/or subject to any kind of built development (e.g.
currently in agricultural use).

HOUSING DENSITY

Number of houses per acre/hectare.

HOUSING STOCK

Total residential accommodation in the Borough comprising all housing types and tenure.

HOUSING TENURE

The condition that land or buildings are held or occupied under; predominate tenures
include owner-occupied (i.e. freehold, leasehold), privately-rented, socially-rented and
shared ownership (part-owned and part-rented).

GLOSSARY

65



INDEPENDENT EXAMINATION

The process by which a planning inspector may publicly examine a planning document
before issuing report of findings. nspectors will report to the local authority and identify
conflicts between the plan and national policy and regulatory process. However, they will
only be able to recommend modifications to overcome these issues if the council ask them
to. In addition, councils can suggest their own modifications for assessment by the
Inspector during the examination, as well as making minor non-material changes
themselves. The council is then free to choose to accept the inspector’s modifications and
adopt the plan, or resubmit a new plan. 

INFILL DEVELOPMENT

The development of a small gap in an otherwise continuous frontage of built
development.

LISTED BUILDINGS

Buildings included and described in the statutory List of Buildings of Special Architectural
and Historic Interest published by the Department of Culture, Media and Sport. Listed
Buildings are considered worthy of special protection because of their architecture, history
or other notable features. Listed Building Consent must be obtained from the Council
before they can be altered, demolished or extended.

LOCAL DEVELOPMENT SCHEME (LDS)

The Local Development Scheme sets out the Council's project plan for the preparation of
planning documents. It lists the local development documents to be prepared and
provides a timetable for producing them.

LOCAL PLAN

A Local Plan (formerly Local Development Framework) is a portfolio of documents which
plans for the future development of an area. The main purposes are:

• To develop policies and general proposals and relate them to precise areas of land;
• To provide a detailed basis for development control;
• To provide a detailed basis for co-ordinating the development and other use of land;
• To bring local and detailed planning issues before the public.

LOCALISM ACT 2011

The Localism Act has devolved greater powers to councils and neighbourhoods and given
local communities more control over housing and planning decisions.
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MATERIAL PLANNING CONSIDERATION

A factor to be taken into account when deciding the outcome of a planning application.

NATIONAL PLANNING POLICY FRAMEWORK (NPPF)

Government planning policy which replaces a large number of Planning Policy Guidance
notes and Planning Policy Statements with one single document. It sets out new planning
requirements and objectives in relation to issues such as housing, employment, transport
and the historic and natural environment amongst others.

NEIGHBOURHOOD PLAN

A plan prepared by a Parish Council, Neighbourhood Forum, or other locally constituted
community group, for a particular neighbourhood.

PLANNING OBLIGATION

Legal agreement made between a developer and the local authority under Section 106 of
the Town and Country Planning Act 1990 or a unilateral undertaking by the developer
alone, by which the developer undertakes to carry out works, make payments, or agree to
certain conditions covering matters which are outside the scope of a planning permission
and which may include off-site works.

PROPOSALS/POLICY MAP

Statutory part of the Local Plan showing, in map form, where the policies of the Plan apply.

PUBLIC OPEN SPACE

Outdoor area used for recreation, which is open freely to the public and is owned by a
local authority.

RURAL EXCEPTION SITES

Small sites used for affordable housing in perpetuity where sites would not normally be
used for housing. Rural exception sites seek to address the needs of the local community
by accommodating households who are either current residents or have an existing family
or employment connection. Small numbers of market homes may be allowed at the local
authority's discretion, for example where essential to enable the delivery of affordable
units without grant funding.

SEQUENTIAL TEST

A planning principle that seeks to identify, allocate or develop certain types or locations of
land before others. For example, brownfield sites before greenfield sites, or town centre
retail sites before out-of-centre sites.

GLOSSARY

67



STATEMENT OF COMMUNITY INVOLVEMENT (SCI)

The Statement of Community Involvement sets out how the Council intends to involve the
community in the planning system. This includes involvement in the preparation of plans
and the determination of planning applications.

STRATEGIC ENVIRONMENTAL ASSESSMENT (SEA)

A procedure (set out in the Environmental Assessment of Plans and Programmes
Regulations 2004) which requires the formal environmental assessment of certain plans and
programmes which are likely to have significant effects on the environment.

STRATEGIC HOUSING LAND AVAILABILITY ASSESSMENT (SHLAA)

The purpose of a SHLAA is to identify new housing sites that have a good chance of
development. It will include those sites that already have planning permission or are
allocated for housing in the Local Plan. In addition, landowners, agents and house-
builders, public and private bodies and members of the public may suggest other sites.
Only land in the more sustainable locations will be included in the plan.

STRATEGIC HOUSING MARKET ASSESSMENT (SHMA)

A study of the way the housing market works in any particular area. It looks into the type of
households living in the area, where they work and what sort of housing they live in. It
attempts to estimate future housing needs across the area, broken down by tenure and
size of housing.

SUPPLEMENTARY PLANNING DOCUMENT (SPD)

Supplementary material which sets out planning requirements or advice at a greater level
of detail than the Local Plan, but which does not set out new policy. Examples adopted by
the Council include the Affordable Housing and Better Town Centre Supplementary
Planning Documents.

SUSTAINABILITY APPRAISAL (SA)

The consideration of policies and proposals to assess their impact on economic, social and
environmental sustainable development objectives.

SUSTAINABLE DEVELOPMENT

Development that meets the needs of the present without compromising the ability of
future generations to meet their own needs.

URBAN GATEWAY

Key transport hubs for Colchester which provide accessible locations for new commercial
development. They are considered to be next in preference to Town Centres, along with
Edge of Centre locations, in the sequential test for new sustainable Town Centre use
development sites.

GLOSSARY
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Colchester Borough Council
Rowan House

33 Sheepen Road
Colchester CO3 3WG

Email: planning.policy@colchester.gov.uk
Telephone (Planning Policy): 01206 282473/476

If you need help reading or understanding 
this document, please take it to our customer 

Service Centre, High Street, Colchester.

Textphone users should dial 18001 
followed by 01206 282222.

We will try to provide a reading service, a 
translation, or any other format you need.
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