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1. Introduction 

1.1 Purpose of Report 

1.1.1 This report provides advice to Kelvedon Parish Council in regards to the outline planning 

application for up to 600 dwellings and a two form entry primary school on land south 

west of Coggeshall Road, Kelvedon (21/03579/OUT). 

1.1.2 Section 2 provides a detailed site history and description of land south west of 

Coggeshall Road, and sets out the proposals from the planning application.  Section 3 

presents an overview of the local planning policy for Braintree District Council (BDC), and 

Section 4 provides the context for the Kelvedon Neighbourhood Plan.  Section 5 assesses 

the planning application proposals against local adopted and emerging planning policy. To 

support the Kelvedon Parish Council response to the planning application consultation, 

the report concludes by summarising the key recommendations from the assessment of 

the application in Section 5. 

 

1.2 DAC Planning 

1.2.1 DAC Planning was commissioned by Kelvedon Parish Council to provide planning advice 

in regards to strategic planning applications on land within the Parish. DAC Planning has 

extensive experience in the production of local plans and neighbourhood plans, reviewing 

planning applications, and providing planning policy advice to local authorities and 

community groups on development proposals.   
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2. Summary of the Planning Application  

2.1 Planning Application Proposals 

2.1.1 The outline planning application for land south west of Coggeshall Road, Kelvedon 

proposes the development of up to 600 dwellings, including up to 75 sheltered housing 

units, land for a primary school of up to two forms of entry and early years provision, 

public open space and a new footpath/cycleway towards Coggeshall. The proposal would 

provide 40% affordable housing.  

2.1.2 The application is for outline permission, with all matters reserved except access.  The 

decision making process for this application can only therefore consider the 

appropriateness of developing up to 600 dwellings in the proposed location, and the 

appropriateness of access arrangement for the site.  All other detailed elements of the 

proposed development would be determined through a later reserved matters 

application.   

2.1.3 The proposed dwelling mix would range from 1 to 4 bedrooms (4% 1 bed, 31% 2 bed, 

45% 3 bed and 20% 4 bed) and dwellings of 2, 2.5 and 3 storeys. The dwellings would be 

built between 8 to 12 metres above existing ground level. In terms of density, the 

dwellings are proposed to range between 25dph and 45 dph. Higher densities are 

proposed for the southern section of the site. 

2.1.4 The proposal includes 2.2 ha of land for a two forms of entry primary school for a 

capacity of up to 420 pupils, playing fields and staff parking. The proposed location of the 

school is presented in Figure 2.1.2.  

2.1.5 The proposal includes green and blue infrastructure composed of natural open space, 

amenity open space, park and recreation space. The proposal includes the following 

breakdown for open space provision: 

• Amenity green space, 2.77 ha; 

• Parks and recreation grounds (public and private), 3.25 ha; 

• Play space (child and youth), 0.56 ha; and 

• Accessible natural green space, 10.26 ha. 

2.1.6 The proposal seeks to retain and enhance existing ponds and to add a minimum of one 

pond. The provision of open space includes the retention and enhancement of existing 

hedgerows. The Sustainability Statement produced for the planning application, expects 

a cumulative total loss of c.34m of hedgerow and the planting of c.278m of new 

hedgerow. The Arboricultural Impact Assessment1 concludes that the proposal would 

result in the loss of two tree groups to make way for the new footpath. The provision of 

parkland includes a surrounding woodland buffer to the north of the site and a central 

park with amenity and natural space. Willow trees would be planted to the south of the 

site. 

2.1.7 The proposal includes the creation of grassland and woodland according to the following 

breakdown identified in the Biodiversity Net Gain Strategy2: 

Proposed Habitat Area (ha) 

Grassland: Lowland meadows 2.872 

Grassland: Other neutral grassland 5.626 

Grassland: Modified grassland 3.018 

Woodland and Forest: Other woodland; broadleaved 4.712 

 
1 Tree Survey: Arboricultural Impact Assessment, Ramm Sanderson, 2021 
2 Biodiversity Net Gain Strategy, Lloyd Bore, 2021. 
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2.1.8 Species identified on the site according to the Sustainability Statement include 32 bird 

species, several bat species, the common lizard, the slow worm and badgers. The presence 

of hazel dormice and great crested newts is assumed. If either are found on site, then a 

Natural England European Protected Species Mitigation Licence will need to be applied 

for prior to the commencement of any works on the site. Using DEFRA’s Biodiversity 

Metric 3.0 calculation tool, biodiversity net gain was calculated as a net gain in habitat 

units of 31.14% and an 18.15% net gain in linear hedgerow units. 

2.1.9 Access to the site would be provided through a new roundabout junction on Coggeshall 

Road, joining to the provision of internal circulation routes and an emergency access at 

the southern boundary onto the Bridge Farm accommodation bridge. The proposal also 

includes highways improvements works at the Coggeshall Road / B1024 junction, and a 

cycle path running north/south through the site and additional unspecified footpaths and 

cycle paths through the site. Additional pedestrian and cycle links are proposed to the 

surrounding existing built up areas, including a new pedestrian and cycle link between 

Kelvedon and Coggeshall. Parking is proposed to be provided in line with local standards. 

2.1.10 The proposal includes the delivery of sustainable drainage systems (SuDS) attenuation 

basins and a network of swales to direct surface water runoff, along with the installation 

of a new foul water drainage system. 

2.1.11 The proposal sets out the following S106 contributions: 

• Affordable Housing; 

• Management and maintenance of public open space; 

• School site transfer; 

• New Residents Travel Packs for each dwelling and implementation of a Residential 

Travel Plan; and 

• Essex Coast RAMS contribution to mitigate a significant effect of increased 

recreational pressure on the European coastal sites the Blackwater Estuary SPA and 

Ramsar, Dengie SPA and Ramsar, or Essex Estuaries SAC. 
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 Figure 2.1.1 Site boundary for land south west of Coggeshall Road, Kelvedon 

 

 



Assessment of Planning Application for Land south west of Coggeshall Road, Kelvedon 

5 
 

Figure 2.1.2 Land Use Plan for land south west of Coggeshall Road, Kelvedon 
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2.2 Site characteristics for land south west of Coggeshall Road, Kelvedon 

Location 

2.2.1 The 41.2ha site is located to the north of Kelvedon and is bound by Pantlings Lane to the 

north, Coggeshall Road (B1024) to the north east, a public right of way (FP 92_11) to the 

south and agricultural fields to the west. The B1024 links to the A12 to the south of 

Kelvedon via junction 23 and junction 24. As part of the A12 Chelmsford to A120 Widening 

scheme, National Highways is proposing the creation of a new junction 24, connected to 

Inworth Road, and the removal of junction 23. 

2.2.2 The site is covered by five enclosed agricultural fields with private access. The EIA 

Scoping Report’s3 assessment of the site concluded there is 28.3ha of subgrade 3b 

agricultural land (moderate quality) and the remaining 7.0ha to the south and west of the 

site is classified as subgrade 3a land (good quality). 

2.2.3 Coggeshall Hamlet is located to the northwest of the site. To the east of the site along 

Coggeshall Road and Observer Way are semi-detached homes and a farm. South of the 

dwellings along Observer Way is the site allocation KELV 335 which has planning 

permission (17/00418/OUT, 19/01025/FUL) for 238 dwellings. The London to Ipswich 

Greater Anglia train line runs south east to the site. 

 

Environment 

2.2.4 The surrounding landscape to the north and west is primarily arable land. The Braintree, 

Brentwood, Chelmsford, Maldon and Uttlesford Landscape Character Assessments4  

identify the landscape as Landscape Character Area A9 – Blackwater River Valley. The 

River Valley Landscape area is characterised by a flat valley floor. The site is largely flat 

with a slight slope to the east and southeast, and is underlain by bedrock of London Clay 

Formation. 

2.2.5 The Braintree District Settlement Fringes Evaluation of Landscape Analysis Study of 

Kelvedon and Feering for Braintree District Council5 classified the site within area K1 (plots 

1i and 1b). Plot 1i, land between the railway line and Observer Way, is described as a 

rolling, tranquil landscape. Plot 1b, stretching north of Kelvedon to Pantlings Lane is 

described as a gently undulating landscape formed of a plateau top north of Monks Farm 

before turning into a steep topography to the south. Both landscapes are categorized as 

medium-low capacity for development. 

2.2.6 There are 11 ponds located within the Zone of Influence of the Site, two of which are 

within the site. The fields are bordered by hedgerow trees including mature oaks and 

hedgerows. 19 of the 23 hedgerows situated on the site qualify as Habitat of Principal 

Importance. The trees include English Oak, Horse Chestnut, Crack Willow, Common Lime, 

Field Maple, Hawthorn, Wych Elm, Blackthorn, Damson, Ash, Elder, Hazel, White Poplar, 

Scots Pine, Goat Willow, Cider Gum, Dogwood, Turkey Oak, Crab apple and Leyland 

Cypress. 

2.2.7 The Biodiversity Net Gain Strategy6 produced for the planning application provides the 

following habitat breakdown for the site:  

 
3 Environmental Impact Assessment Scoping Report, Turley, 2021. 
4 Braintree, Brentwood, Chelmsford, Maldon and Uttlesford Landscape Character Assessments, Chris Blandford 
Associates, 2006. 
5 Braintree District Settlement Fringes Evaluation of Landscape Analysis Study of Kelvedon and Feering for 
Braintree District Council, The Landscape Partnership, 2015. 
6 Biodiversity Net Gain Strategy, Lloyd Bore, 2021. 
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Habitat Type 
Area 
(ha) 

Cropland-Cereal crops 37.415 

Grassland-Other neutral grassland 3.173 

Woodland and forest-Other woodland; broadleaved 0.255 

Lakes-ponds 0.063 

 

2.2.8 The site is located within Flood Zone 1. 

2.2.9 A track runs horizontally across the site from Observer Way before diverging to turn up 

to join Pantlings Lane and carrying on parallel to Pantlings Lane. 

 

Heritage 

2.2.10 There are no archaeological sites within the area. The application site is within the 

setting of two scheduled monuments, and the Grade II listed Park Farmhouse (NHLE 

1123798), Monk’s Farm Cottages (NHLE 1171147), Lingwoods Cottage (NHLE 1123846) 

and Lingwoods (NHLE 1306290). The Scheduled Monuments, Rivenhall long mortuary 

enclosure, to the north-east of the site, and an Anglo-Saxon cemetery south-east of the 

site, are located within 1km of the site. The Anglo-Saxon cemetery, at the border of the 

Kelvedon and Feering parishes, is situated at the site of a Roman cemetery.  

2.2.11 To the east of the site are Monk’s Farm Cottages on Pantlings Lane. Originally a 16th 

century house, it is now formed of three timber framed attached cottages. Prehistoric 

remains have been uncovered in this area. To the east of Monk’s Farm Cottages, off of 

Coggeshall Road, is the Grade II listed Pound Farmhouse, a timber framed building dating 

from the late 16th century.  

2.2.12 To the south west of the site, before the railway line, is Lingwoods Cottage, a 16th and 

17th century house with 19th and 20th century alterations. 

2.2.13 The Kelvedon Conservation Area is located around 300m to the south of the site. The 

Conservation Area spans along the southwest and northeast axis of Kelvedon, along the 

High Street. The wider rural and agricultural setting of the Kelvedon Conservation Area 

contributes to its understanding and significance. 

2.2.14 Kelvedon formed along the former Roman road between London and Colchester, and 

an earlier Roman settlement composed of a fort to the south of the High Street. 

Archaeological finds from Palaeolithic and Mesolithic periods in and around Kelvedon 

provide evidence of pre-Roman occupation7. Archaeological evidence of prehistoric, 

Roman and Anglo-Saxon occupation was uncovered to the east of the site around Monks 

Farm.8 To the west of the site is the Grade II listed Felix Hall, which has pre Anglo-Saxon 

origins. In its immediate surroundings are the Grade II listed Orangery and Grade II listed 

the Clock House. Felix Hall’s history is closely tied to the early medieval history of 

Kelvedon. The manorial holdings of Felix Hall previously extended eastwards to Monks 

Farm. The medieval settlement in Kelvedon developed around two distinct sites. The 

southeast of Kelvedon developed along Church Street, near the 12th century Parish Church 

of St Mary the Virgin and to the northeast surrounding the High Street and River 

Blackwater. Felix Hall, along with the Grade II listed Church Hall to the immediate south 

of the Parish Church, were key to the initial development of the medieval settlement. The 

 
7 The Kelvedon Conservation Area Character Appraisal and Management Plan, Place Services, 2020 
8 Heritage Desk Based Assessment, Orion Heritage, 2021 
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Grade II listed Parish Church of St Mary is a flint built structure from the 12th century with 

later additions from between the 13th and 19th centuries. 

2.2.15 The site contains three entries in the Essex Historic Environment Record (EHER): 

• A linear feature showing as a cropmark in the southern field of the site, a possible 

pipeline (EHER 18321); 

• a find spot of several Constantinian coins in the north-east of the site (EHER 8360); 

and 

• the site of a Cold War Nuclear Monitoring Post recorded on the south-west 

boundary of the site (EHER 46687). 

 

2.3 Recent relevant planning applications on and near land south west of Coggeshall 

Road, Kelvedon 

2.3.1 Parker Strategic Land (PSL) submitted a scoping opinion request (21/01631/SCO) to 

Braintree District Council on 17 May 2021 to determine whether the site is subject to 

Environmental Impact Assessment. The request set out plans for approximately 600 

dwellings, including up to 75 sheltered accommodation units, on land south west of 

Coggeshall Road, Kelvedon on 17th May 2021. The scheme also includes land for a two 

form entry primary school, landscaping, and infrastructure including a pedestrian and 

cycle link between Kelvedon and Coggeshall. The site is around 41 hectares. 

2.3.2 PSL submitted an outline planning application (21/03579/OUT) for up to 600 dwellings 

on land south west of Coggeshall Road on 7 December 2021. The application was validated 

by BDC on 7 February 2022. 

2.3.3 PSL previously submitted planning applications for development on land near the site 

area at Land west of Kelvedon Station, Station Road (17/0418/OUT) and at Watering Farm 

(17/02271/OUT). Full planning permission was granted in March 2021 for 238 dwellings 

on Land west of Kelvedon Station. The reserved matters application from 15 December 

2020 and the detailed application from 5 July 2021 for 35 dwellings at Watering Farm are 

pending consideration from BDC. 

2.3.4 In March 2022 BDC refused outline planning application 17/00679/OUT with all matters 

reserved for 300 dwellings, a health centre, retail, care home, open space, and an early 

years childcare facility.  The application was refused due to: 

• Substantial harm to the setting of listed buildings. 

• The location of the proposed development outside the Kelvedon development 

boundary, in a peripheral location, on a site which is not allocated in the BDC 

Local Plan. 

• The ability of BDC to demonstrate a five year supple of deliverable housing land.  

The Council is currently meeting the Districts housing needs, and therefore does 

not need to approve additional residential development to meet local needs.  

• Concern about the impact of the proposed additional services and facilities to be 

located on the site, on the existing services and facilities in central areas of the 

village.  Concern that the proposed location of the services and facilities, in a 

peripheral part of the village, could increase the need for residents to travel by 

car.   

2.3.5 Based on the reasons for refusal listed above, BDC concluded that application 

17/00679/OUT would be contrary to Policy RLP2 of the Adopted Local Plan (2005), 

Policies CS5 and CS7 of the Adopted Core Strategy (2011), Policies SP1 and SP3 of the 
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Adopted Section 1 Local Plan (2021), Policies LPP1 and LPP44 of the emerging Section 2 

Plan (2017), the emerging Kelvedon Neighbourhood Plan, and the National Planning 

Policy Framework (NPPF). 
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Table 2.3.1 Recent relevant planning applications on and near land south west of Coggeshall  Road, Kelvedon  

Planning application 
reference 

Application 
submission date 

Site Description Application outcome 

17/00418/OUT 
19/00607/NMA 
19/00303/VAR 
19/00679/REM 
19/01025/FUL 
18/00779/DAC 
19/00142/DAC 
21/00713/DAC 

Outline application 3 
March 2017 
 
Reserved matters 11 
April 2019 
 
Detailed application 3 
March 2021 

Land west of Kelvedon 
Station, Station Road 
(Monks Farm, KELV 335) 

250 homes 
(outline application) 
 
 
 
 
238 homes  
(full application) 

Outline permission granted with 
S106 
 
Reserved matters application 
approved 
 
Detailed application granted 2 
March 2021 

17/02271/OUT 
20/02128/REM 
21/02120/DAC 

Outline application 18 
December 2017 
 
Reserved matters 
application 15 
December 2020 
 
Detailed application 5 
July 2021 

Watering Farm 

35 homes Outline permission granted with 
S106 4 January 2019 
 
Reserved and detailed matters 
pending consideration 

21/01631/SCO 
21/03579/OUT 

Screening/Scoping 
Opinion Request 17 
May 2021 
 
7 December 2021 

Land south west of 
Coggeshall Road 

Up to 600 homes, 
primary school 

Screening/Scoping Opinion 
Adopted on 22 June 2021 
 
Outline permission pending 
consideration 

17/00679/OUT 

12 April 2017 
Land North of London 
Road, Kelvedon 

300 homes, a health 
centre, retail, care 
home, and an early 
years childcare facility 

Outline application refused on 
10th March 2022 
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3. Local Planning Policy Context 

3.1 Braintree District Local Plan 

3.1.1 The statutory development plan of Braintree District Council is currently formed of the 

Local Plan Review (LPR) adopted in 2005, and the Core Strategy (CS), adopted in 2011. The 

Publication Draft (Regulation 19) Braintree District Local Plan (BDLP) was published for 

consultation in summer 2017, and was submitted to the Secretary of State for 

independent examination in October 2017. The BDLP is composed of two parts: Strategic 

Section 1 (S1LP), which is shared by all three North Essex local authority areas of Braintree, 

Colchester, and Tendring, and Section 2 (S2LP). The Section 1 Plan includes policies on 

strategic cross boundary issues including infrastructure and housing numbers and 

includes proposals for three new Garden Communities. 

3.1.2 Two of the three proposed Garden Communities were rejected during the joint 

examination with Colchester and Tendring in May 2020. The Inspector found the 

Colchester/Braintree and West of Braintree garden communities were financially 

unviable. The Tendring and Colchester garden community was retained. 

3.1.3 A six week consultation on proposed main modifications to the Section 1 Plan was 

undertaken in August 2020. The Section 1 Plan was adopted in February 2021. The Section 

1 Plan has replaced strategic policies in the Core Strategy and sets out the overall housing 

requirement for the three local planning authorities. 

3.1.4 The Section 2 Plan contains locally specific policies, including the affordable housing 

target and specialist housing provision. Braintree District Council (BDC) held a seven week 

public consultation on the Section 2 Proposed Main Modifications from 6th December 

2021-24th January 2022. The Council is currently processing responses to the Main 

Modifications consultation. Adoption is expected in Spring 2022. After adoption, the 

Section 2 Plan will replace both the Local Plan Review and the Core Strategy. 

 

3.2 Decision Making 

3.2.1 Emerging plan policies carry weight in decision making for planning applications 

according to the following criteria set out in the National Planning Policy Framework 

(NPPF)9:  

a) the stage of preparation of the emerging plan (the more advanced its preparation, the 

greater the weight that may be given);  

b) the extent to which there are unresolved objections to relevant policies (the less 

significant the unresolved objections, the greater the weight that may be given); and  

c) the degree of consistency of the relevant policies in the emerging plan to this 

Framework (the closer the policies in the emerging plan to the policies in the Framework, 

the greater the weight that may be given). 

3.2.2 Paragraph 220 of the NPPF details the transitional arrangements for Local Plans 

submitted for examination on or prior to 24 January 2019, which includes the S2LP. In 

these cases, Local Plans are tested against the NPPF published in March 2012. 

3.2.3 In regards to adopted plan policies, the NPPF para 33 states that: 

Policies in local plans and spatial development strategies should be reviewed to assess 

whether they need updating at least once every five years, and should then be updated 

 
9 National Planning Policy Framework, MHCLG, 2021, paragraph 48. 

http://www.braintree.gov.uk/info/200230/planning_policy/1081/north_essex_garden_communities
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as necessary. Reviews should be completed no later than five years from the adoption 

date of a plan, and should take into account changing circumstances affecting the area, 

or any relevant changes in national policy. Relevant strategic policies will need updating 

at least once every five years if their applicable local housing need figure has changed 

significantly; and they are likely to require earlier review if local housing need is expected 

to change significantly in the near future. 

3.2.4 Paragraph 219 of the NPPF goes on to explain that: 

Existing policies should not be considered out-of-date simply because they were adopted 
or made prior to the publication of this Framework. Due weight should be given to them, 
according to their degree of consistency with this Framework (the closer the policies in 
the plan to the policies in the Framework, the greater the weight that may be given). 

 

3.3 Relevant Local Plan policy 

3.3.1 This following section lists relevant planning policies for the assessment of the planning 

application for land south west of Coggeshall Road in the statutory development plan of 

Braintree District Council. 

3.3.2 Local Plan Review (LPR): 

• Policy RLP 2 Town Development Boundaries and Village Envelopes 

• Policy RLP 3 Development within Town Development Boundaries and Village 

Envelopes  

• Policy RLP 7 Housing and Mixed Use Sites  

• Policy RLP 8 House Types 

• Policy RLP 9 Design and Layout of Housing and Mixed Use Areas 

• Policy RLP 19 Sheltered Housing 

3.3.3 Core Strategy (CS): 

• Policy CS2 Affordable Housing 

• Policy CS5 The Countryside 

• Policy CS7 Promoting Accessibility for All 

• Policy CS8 Natural Environment and Biodiversity 

• Policy CS10 Provision for Open Space, Sport and Recreation 

3.3.4 Section 1 Local Plan (S1LP): 

• Policy SP 3 Spatial Strategy for North Essex 

• Policy SP 6 Infrastructure and Connectivity 

• Policy SP 7 Place Shaping Principles 

3.3.5 Section 2 Local Plan (S2LP): 

• Policy LPP 1 Development Boundaries 

• Policy LPP 10 Retailing and Regeneration 

• Policy LPP 22 Strategic Growth Location – Land at Feering 

• Policy LPP 33 Affordable Housing 

• Policy LPP 35 Specialist Housing 

• Policy LPP 37 Housing Mix, Density and Accessibility 

• Policy LPP 44 Sustainable Transport 

• Policy LPP 50 Built and Historic Environment 

• Policy LPP 52 Provision for Open Space, Sport and Recreation 
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• Policy LPP 55 Layout and Design of Development 

• Policy LPP 56 Conservation Areas  

• Policy LPP 63 Archaeological Evaluation, Excavation and Recording 

• Policy LPP 64 Educational Establishments 

• Policy LPP 70 Protection, Enhancement, Management and Monitoring of Biodiversity 

• Policy LPP 78 Flooding Risk and Surface Water Drainage 

 

Development in Kelvedon 

3.3.6 The Section 1 Local Plan identifies the objectively assessed need for Braintree as 716 

new dwellings per year over the plan period of 2013 to 2033. The emerging Section 2 Local 

Plan10 allocates KELV 332 at St Dominic’s Care Home for C2 Specialist Housing11, KELV 335 

at Monks Farm Land North of Kelvedon Station for 238 dwellings, and KELV 626 Land at 

Watering Farm, Coggeshall Road for 35 dwellings.  A full planning application12 for 238 

dwellings on Monks Farm was approved in March 2021 and construction has since started. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
10 As presented within the S2LP Main Modifications document.   
11 BDC proposed a provision of around 41 dwellings for this site within the submitted S2 LP.  No dwelling 
estimate is included within the S2LP Main Modifications.   
12 Planning application reference: 21/00713/DAC 
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Figure 3.3.1 Kelvedon Development boundary 
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3.4 Five year housing land supply 

3.4.1 BDC publishes a five-year housing land trajectory on an annual basis.  The March 2021 

trajectory presented a five year housing land supply (FYHLS) position of 5.34 years, 

including a 5% buffer.   

3.4.2 The latest Housing Delivery Test (HDT) results were published in January 2022. The new 

results (which include an allowance for the impact of the Covid-19 pandemic) confirmed 

that Braintree District achieved 125% supply against target, and therefore the usual 5% 

buffer can be maintained. 

3.4.3 The Council’s FYHLS position was considered at an appeal in January 202213, where it 

was concluded that housing delivery in the area between 2021-2026 would be in excess 

of the 5,352 dwelling requirement. As of January 2022, the Council could therefore 

demonstrate 5.1 years of housing land supply. 

 

3.5 Infrastructure Delivery Plan 

3.5.1 The Braintree District Council Infrastructure Delivery Plan14, updated in June 2021, sets 

out the infrastructure provision to support new development in Braintree. 

3.5.2 The IDP identifies a need for a new primary school in Feering to meet demand from the 

development allocation for 855 dwellings, as set out in the Section 2 Plan Policy LPP 22 

Strategic Growth Location – Land at Feering. No location has yet been identified for the 

primary school. 

3.5.3 National Highways is proposing a series of works as part of the A12 Chelmsford to A120 

Widening scheme. This includes the creation of a new junction 24, connected to Inworth 

Road, south of Kelvedon and the possible removal of junction 23. 

  

 
13 Appeal Reference: APP/Z1510/W/21/3281232.  See paragraph 54 of the Inspectors report.  
14 Braintree District Council Infrastructure Delivery Plan, Troy Planning + Design and Navigus Planning, 2021. 
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4. Kelvedon Neighbourhood Plan 

4.1 Kelvedon Neighbourhood Plan 2017-2033 

4.1.1 Kelvedon Parish Council established a Neighbourhood Plan group in 2015. The draft 

Kelvedon Neighbourhood Plan (KNP) was published for Regulation 14 consultation in July 

2018 and was submitted under Regulation 15 KNP to Braintree District Council (BDC) in 

February 2021. Regulation 16 Consultation was held between June and July 2021. 

4.1.2 Following independent examination, the KNP was assessed as having met the Basic 

Conditions and legislative requirements. The KNP went to referendum on 3rd March 2022, 

where 94% of voters supported the Kelvedon Neighbourhood Plan. 

 

4.2 Decision Making 

4.2.1 Planning Practice Guidance provides the following guidance15 in regards to emerging 

neighbourhood plans in determining planning applications: 

Planning applications are decided in accordance with the development plan, unless 

material considerations indicate otherwise. It is for the decision maker in each case to 

determine what is a material consideration and what weight to give to it. 

An emerging neighbourhood plan is likely to be a material consideration in many cases. 

Paragraph 48 of the revised National Planning Policy Framework sets out that weight 

may be given to relevant policies in emerging plans in decision taking. Factors to consider 

include the stage of preparation of the plan and the extent to which there are unresolved 

objections to relevant policies.  

4.2.2 For neighbourhood plans near referendum, the PPG states16 that: 

Where the local planning authority publishes notice of a referendum, the emerging 

neighbourhood plan should be given more weight, while also taking account of the 

extent of unresolved objections to the plan and its degree of consistency with NPPF. The 

consultation statement submitted with the draft neighbourhood plan should reveal the 

quality and effectiveness of the consultation that has informed the plan proposals. 

4.2.3 The KNP therefore holds more weight in terms of decision making for planning 

applications, as the Neighbourhood Plan referendum has taken place.  

 

4.3 Relevant Kelvedon Neighbourhood Plan Policies 

4.3.1 This following section lists relevant policies from the referendum version of the 

Kelvedon Neighbourhood Plan for the assessment of the planning application for land 

south west of Coggeshall Road: 

• Policy HO 1 New Housing and Associated Infrastructure  

• Policy DE 1 Design  

• Policy DE 2 High Quality Building and Design  

• Policy MA 1 Traffic Congestion and Parking Stress 

• Policy MA 2 Traffic Calming 

• Policy MA 3 Transport and Access 

• Policy MA 5 Creation of Footpaths/Bridleways 

• Policy ED 1 The Provision of Nursery Day Care 

 
15 Planning Practice Guidance, Paragraph: 007 Reference ID: 41-007-20190509 
16 Planning Practice Guidance, Paragraph: 007 Reference ID: 41-007-20190509 
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• Policy ED 2 The Provision of Preschool Education 

• Policy ED 3 The Provision of Primary School Education  

• Policy N E 2 The Provision of New Recreational and Play Spaces 

• Policy NE 3 Protection of Green Infrastructure and Biodiversity 

• Policy NE 8 Flood Prevention 
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5. Assessment of planning application 

5.1 Principle of development  

5.1.1 While KNP Policy HO 1 is supportive of new development being provided alongside the 

provision of necessary infrastructure, the Neighbourhood Plan does not seek to allocate 

new development in the area.  The KNP therefore relies on the policies of the Local Plan 

to direct the location of development in the area.   

5.1.2 S1LP Policy SP 3 states that, at a strategic level across the North Essex Authorities, 

‘development will be accommodated within or adjoining settlements according to their 

scale, sustainability and existing role’.  Policy SP 3 goes on to state that ‘future growth will 

be planned to ensure existing settlements maintain their distinctive character and role, to 

avoid coalescence between them and to conserve their setting’.   

5.1.3 The S2LP has assessed in detail all potential development sites in the area to identify 

appropriate site allocations for inclusion in the Local Plan.  This has included a 

comprehensive process of assessment and consultation to determine the most 

sustainable locations for development in the District, which resulted in the allocation of 

sites KELV 332, KELV 335, and KELV 626 presented within the S2LP, allocated for a 

combined total of around 334 dwellings17. BDC considered that these sites were 

appropriate for allocation because they supported the delivery of housing needs in the 

area, were in sustainable locations, did not have significant detrimental impacts on 

heritage or environmental features, and were of a size and scale which did not result in 

significant detrimental impacts on the character and appearance of the village.  

5.1.4 The application site area was assessed18 by BDC as having a medium-low capacity to 

accommodate new development, and was not selected as an allocation in the Local Plan.    

5.1.5 Policy RLP 2 Town Development Boundaries and Village Envelopes of the Local Plan 

Review restricts development to town and village boundaries, with exceptions for 

affordable housing. Core Strategy Policy CS5 The Countryside limits development outside 

of development boundaries to uses appropriate to the countryside to protect the 

character of the countryside. The most recent development boundary for Kelvedon is 

presented in Figure 3.3.1. 

5.1.6 S2LP Policy LPP 1 states that ‘development outside development boundaries will be 

confined to uses appropriate to the countryside whilst also protecting and enhancing 

valued landscapes, sites of biodiversity or geographical value and soils to protect the 

intrinsic character and beauty of the countryside’. Therefore, beyond the allocations 

identified within the S2LP, the Local Plan seeks to locate new development, such as large-

scale housing development, within existing development boundaries.  The application site 

is located outside of the Kelvedon development boundary.  The development of this site 

would therefore be contrary to S2LP Policy LPP 1, LPR Policy RLP 2, and CS Policy CS5.   

5.1.7 As outlined above, having undertaken examination hearings and consulted on main 

modifications to the Plan, the S2LP is at an advanced stage of preparation and should 

therefore be provided with significant weight in the decision-making process.  Where the 

application site has not been identified as a development site allocation in the Local Plan, 

and where the development of the site would be contrary to S2LP Policy LPP 1, LPR Policy 

RLP 2, and CS Policy CS5, the principle of development on this site should not be 

 
17 Based on the allocation of 238 dwelling on site KELV 335, 35 dwellings on site KELV 626 as presented in the 
S2LP Main Modifications, and 41 dwellings on site KELV 332 as presented in the submitted S2LP.  
18 Further details provided in 5.2 below.  See Braintree District Settlement Fringes Evaluation of Landscape 
Analysis Study of Kelvedon and Feering for Braintree District Council, The Landscape Partnership, 2015. 
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supported.   

 

5.2 Impact on Character and Appearance of the Village and the Surrounding Area  

5.2.1 While it is noted above the location of the proposed development is outside the 

Kelvedon development boundary, the extent that the proposal extends out into the open 

countryside, and any change in the built form, character, and appearance of the existing 

village as a result of the scale of the development, is also a key consideration.   

5.2.2 S1LP Policy SP 7 states that all new development proposals should respond positively to 

local character and context to preserve and enhance the quality of existing places and 

their environs. S2LP Policy LPP 55 Layout and Design of Development states that 

development proposals should ‘be in harmony with the character and appearance of the 

surrounding area’.  

5.2.3 The proposed development would significantly alter the built form of the village, 

extending northwards into the open countryside and dispersing the village away from the 

historic core focused upon the High Street.  The significant loss of open countryside along 

the northern edges of the village will replace the current rural character of the village to 

a more urban environment. 

5.2.4 The Braintree District Settlement Fringes Evaluation concluded in regards to Kelvedon 

and Feering that the ‘wider landscape to the north, west and south-west of the settlement 

has medium-low capacity to accommodate development, given the more elevated ground 

away from the valley landscape of the River Blackwater and corresponding visibility in 

both close and distant views’.19 Any development of a significant size and scale within this 

location will therefore be visible from the surrounding area, and will significantly change 

the character and appearance of the northern edge of the village.    

5.2.5 The scale of the proposed development would have a significant detrimental impact on 

the existing rural character and appearance of the northern edge of the village, and would 

therefore be contrary to S1LP Policy SP 7 and S2LP Policy LP55.     

 

5.3 Housing needs 

5.3.1 It is acknowledged that there are significant housing needs in the area, and through the 

S1LP BDC has identified a minimum housing requirement of 14,320 homes between 2013-

2033.  Through the production of the S2LP, the Council has identified an appropriate 

strategy for delivering the housing needs for the area.   

5.3.2 BDC can currently demonstrate a five year supply of deliverable homes.  This has most 

recently been considered in January 202220, where it was concluded that housing delivery 

in the area between 2021-2026 would be in excess of the 5,352 dwelling requirement.   

5.3.3 The BDC’s 5YHLS position does not include S2LP site allocations without planning 

permission or a resolution to grant planning permission.  Following the adoption of the 

S2LP, greater weight can be applied to the consideration of Local Plan site allocations 

within the Council’s FYHLS where there is evidence that there is a realistic prospect that 

the housing will be delivered on the site within five years.  The adoption of the S2LP will 

therefore further increase BDC’s housing land supply position.        

5.3.4 Accordingly, while the approval of the application site would increase housing supply in 

 
19 Braintree District Settlement Fringes Evaluation of Landscape Analysis Study of Kelvedon and Feering for 
Braintree District Council, The Landscape Partnership, 2015. 
20 Appeal Reference: APP/Z1510/W/21/3281232.  See paragraph 54 of the Inspectors report.  
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the area, the site is not required for BDC to meet local housing needs and to ensure a 

FYHLS for the area.  Given BDC’s current FYHLS position, and the positive outlook for BDC’s 

FYHLS position following the adoption of the S2LP, there is no need for BDC to approve 

additional housing delivery on sites which are not allocated in the emerging S2LP and are 

contrary to S2LP Policy LPP 1. 

5.3.5 Additionally, the local housing needs for the area summarised within the housing section 

of the KNP would be sufficiently achieved through S2LP site allocations KELV 332, 

KELV335, and KELV 626.  There is therefore no need to seek additional development in 

the area to support local housing needs presented within the KNP.        

 

5.4 Housing provision 

Sheltered Housing / Specialist Housing 

5.4.1 The application includes the provision of up to 75 sheltered housing units. The Strategic 

Housing Market Assessment (SHMA, 2015) identified a District wide need for an additional 

1,682 units of sheltered housing up to 2037.  In addition, the KNP identifies a need for 

additional older peoples housing in the area. 

5.4.2 S2LP site allocation KELV 332 proposes the provision of C2 specialist housing in 

Kelvedon.  Local needs for specialist housing are therefore being met through sites which 

have been appropriately assessed and allocated within the S2LP.  There is therefore no 

need to seek additional development on unallocated sites to support the provision of 

sheltered housing / specialist housing.       

5.4.3 In addition, LPR Policy RLP 19 Sheltered Housing and S2LP Policy LPP 35 Specialist 

Housing support proposals for specialist housing21 within development boundaries 

subject to policy criteria.  However, S2LP Policy LPP 35 states that proposals for ‘new 

specialist housing on unallocated sites in the countryside will not be supported’. As an 

unallocated site located outside of the development boundary of Kelvedon, the 

application is therefore contrary to S2LP Policy LPP 35.   

 

Housing Mix 

5.4.4 LPR Policy RLP 7 Housing and Mixed Use Sites encourages new development proposals 

to provide an appropriate mix of different housing types and tenures, compatible with the 

residential amenities of the existing and proposed dwellings. Policy RLP 8 House Types 

seeks the provision of a range of house types and sizes to meet local need.  KNP Policy HO 

4 supports the provision of a mix of housing types and sizes within development 

proposals. 

5.4.5 S2LP Policy LPP 37 Housing Mix, Density and Accessibility states that the housing mix 

within development proposals should reflect identified local need in the 2015 SHMA 

update, and requires the provision of some category M4(2) or Category M4(3) accessible 

dwellings.   Wheelchair Accessible’ dwellings of Building Regulations 2015, or as 

superseded.  Whilst the application includes a housing mix consistent with the SHMA (4% 

1 bed dwellings, 31% 2 bed dwellings, 45% 3 bed dwellings and 20% 4 bed dwellings), 

there is no reference to the provision of category M4(2) and M4(3) dwellings.  It is 

recommended that this additional requirement could be addressed appropriately through 

planning conditions where necessary.  

 
21 ‘Specialist housing’ includes accommodation specifically designed to meet the needs of the elderly, disabled, 
young or vulnerable adults, and may include some element of care and support.   
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Affordable Housing 

5.4.6 Relevant affordable housing policies CS2 and S2LP LPP 33 identify an affordable housing 

target of 40%.  The application proposes the provision of 40% affordable housing in 

accordance with these policies.   

 

 

5.5 Heritage Conservation 

5.5.1 S1LP Policy SP 7 Place Shaping Principles sets out design principles for new development, 

including the principle to respond positively to local character and to preserve and 

enhance the quality of existing places and their surroundings. S2LP Policy LPP 63 

Archaeological Evaluation, Excavation and Recording sets out the policy requirements for 

new development where archaeological remains are found. KNP Policy DE 1 Design and 

Policy DE 2 High Quality Building and Design encourage new development to reflect and 

contribute to surrounding character. 

5.5.2 LPR Policy RLP 9 Design and Layout of Housing and Mixed Use Areas sets out policy 

requirements for new development to limit impacts on surrounding character. S2LP Policy 

LPP 50 Built and Historic Environment seeks to promote the protection and enhancement 

of the historic environment, including the setting of conservation areas. S2LP Policy LPP 

55 Layout and Design of Development encourages the delivery of high quality design, 

respecting of local character, and S2LP Policy LPP 56 Conservation Areas encourages the 

preservation and enhancement of the character and appearance of designated 

Conservation Areas and their settings.  

5.5.3 The Heritage Assessment22 concludes that there would be no impact to the setting of 

heritage assets Grade II listed Park Farmhouse, Monk’s Farm Cottages, Lingwoods Cottage 

and Lingwoods, and Grade II listed Moorings, whose wider settings are a part of the site. 

The Assessment however finds that there would be a less than substantial impact to the 

wider landscape setting of the Kelvedon Conservation Area, the Grade II listed Felix Hall, 

the Grade II Parish Church of St Mary and the Grade II listed Pound Farmhouse. 

5.5.4 Historic England Good Practice Advice Note The Setting of Heritage Assets (2017)23 

describes setting as the contribution to the significance of a heritage asset or the ability 

to appreciate its significance. The NPPF describes setting as the ‘surroundings in which a 

heritage asset is experienced’24. Setting is not fixed by time and geography, and can evolve 

in response to changes to a heritage asset. Significance can be archaeological, 

architectural, historic or artistic. 

5.5.5 The wider landscape setting of the Kelvedon Conservation Area is largely rural in nature 

and is ‘integral to the understanding of the history of the village’25, helping to tell a story 

of its agricultural economies. The field and paths pattern remain largely true to their 

medieval origins.  

5.5.6 The contribution of a setting to the significance of a heritage asset can be expressed 

through views. The significant views north from the rail crossing on Church Road 

encompasses the historic of Felix Hall and highlights the role of the manor in the medieval 

 
22 Heritage Desk Based Assessment, Orion Heritage, 2021 
23 The Setting of Heritage Assets Good Practice Advice in Planning Note 3 (2nd Edition), Historic England, 2017 
24 National Planning Policy Framework (MHCLG, 2021) Glossary ‘setting’. 
25 The Kelvedon Conservation Area Character Appraisal and Management Plan, Place Services, 2020 
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development of Kelvedon. 

5.5.7 The Kelvedon Conservation Area Character Appraisal and Management Plan provides 

the following recommendations for development on the outskirts of the village: 

• to demonstrate how it would mitigate against increasing on-street parking; and 

• to mitigate or control its impact on the significance of the setting of the 

Conservation Area or its wider views. 

5.5.8 Therefore, while the application site is physically separate from the Kelvedon 

Conservation Area, the development of the site would result in a significant extension of 

the built form of Kelvedon village to the north, changing the surrounding setting of the 

Conservation Area from a rural character to a large scale urban development. The location 

and scale of the proposed development would therefore have a detrimental impact on 

wider setting of the Conservation Area.  This is contrary to the requirements of S1LP Policy 

SP 7, LPR Policy RLP 9, and S2LP Policy LPP 50 and 56.      

5.5.9 The scale of the proposed development is disproportionate to the existing size, 

character and urban form of the village. Post-medieval development in Kelvedon was 

characterised by ribbon development joining together the two historic cores of the village 

along the High Street. Kelvedon has since formed a linear settlement pattern historically 

focused towards the High Street, with moderate modern extensions spreading the urban 

form of the village outwards while still maintaining the overall linear form.  The proposed 

development would create a large extension of the villages urban form to the north, 

presenting a significant deviation from the existing historic settlement pattern and linear 

character of the village along the High Street.  This would significantly change the historic 

character and appearance of the village, contrary to S1LP Policy SP 7.     

 

 

5.6 Education 

5.6.1 S1LP Policy SP 6 Infrastructure and Connectivity requires new development to be 

supported by the provision of infrastructure, services and facilities to meet needs arising 

from the development. KNP Policy HO 1 New Housing and Associated Infrastructure 

supports new residential development where the necessary infrastructure can be 

provided in a timely and phased manner without significant adverse impacts on the 

natural environment. 

5.6.2 In regards to education provision, Policy SP 6 states that: ‘Sufficient school places will be 

provided in the form of expanded or new primary and secondary schools together with 

early years and childcare facilities that are phased with new development, with larger 

developments setting aside land and/or contributing to the cost of delivering land for new 

schools where required.’ 

5.6.3 S2LP Policy LPP 64 Educational Establishments of the S2LP sets out support for 

‘appropriate and well-designed proposals for new school and education facilities in 

sustainable locations on sites of a sufficient size to accommodate the range of facilities 

required.’ KNP Policy ED 3 The Provision of Primary School Education supports planning 

applications to expand Kelvedon St Mary’s Primary Academy to meet future needs. 

5.6.4 The proposal includes the provision of land for a two form entry primary school to meet 

education needs arising from the new development. While the provision of land supports 

the infrastructure related policies outline above, further clarity is required from the 

education authority regarding the appropriateness of the identified site for a primary 

school facility, the deliverability of a school on this site, and when and how a new school 
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would be provided.  In particular, clarity is required regarding the phasing of the delivery 

of a school, and how any potential short term increases in the demand for school places 

will be managed in advance of the delivery of the new school.   

 

5.7 Transport 

5.7.1 CS Policy CS7 Promoting Accessibility for All supports new development proposals in 

accessible locations which reduces the need to travel, encourages sustainable travel 

through travel plans from major developments, and the improvement of sustainable 

transport links. S1LP Policy SP 7 Place Shaping Principles encourages new development 

proposals to create well connected places with sustainable modes of transport. S1LP 

Policy SP 6 Infrastructure and Connectivity sets out the Council’s declaration to work with 

partners including developers to deliver opportunities for sustainable modes of transport 

and a network of walking and cycling routes. S2LP Policy LPP 44 Sustainable Transport 

supports the prioritisation of sustainable transport movements, the provision of well-

designed and integrated pedestrian and cycle routes, and the safeguarding of existing 

Public Rights of Way and their enhancement. 

5.7.2 KNP Policy MA 1 Traffic Congestion and Parking Stress states that new development 

proposals which increase vehicle access points or traffic must demonstrate the impact is 

acceptable, and make provision for and/or contributions for traffic calming measures 

where new development proposals may increase levels of traffic. KNP Policy MA 3 

Transport and Access supports new development proposals which improve connectivity 

and provision for sustainable modes of transport, and Policy MA 5 Creation of 

Footpaths/Bridleways Alongside the River Blackwater supports new development 

proposals which provide paths near the River Blackwater between Coggeshall and 

Kelvedon. 

 

Highway Mitigation 

5.7.3 The Transport Assessment26 produced for the outline planning application identifies that 

the development proposal will generate around 331 two way vehicular trips in the AM 

peak and 314 two way vehicular trips in the PM peak. The Assessment concludes that the 

residual cumulative impact of the first phase (150 dwellings) would not be severe and 

therefore not require any specific mitigation through junction improvement measures.  

5.7.4 The application proposes a mini roundabout at the High Street and Station Road junction 

to mitigate increased traffic and act as a traffic calming feature. The proposal also 

includes pedestrian and cycle links to the Monks Farm development, and a pedestrian 

and cycle link onto Rolley Lane north of Bridge Farm to the southwestern corner of the 

site and linking with the existing ProW. An access point to the southwestern edge of the 

site and via Rolley Lane would also serve as a secondary access for emergency vehicles 

from the site. 

5.7.5 Kelvedon High Street experiences severe congestion, due to the existing A12 junction 

arrangements to the north and south of the village, which do not allow full north and 

south bound graded separation. Traffic from Tiptree and Coggeshall are forced to use 

Kelvedon High Street to gain access to the A12. This represents a significant pinch point 

in the local highway network. Other vehicular issues surrounding this junction include 

parking along one side of the carriageway, which effectively reduces capacity to one 

 
26 Transport Assessment, RPS Group, 2021. 
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carriageway. This brings its own congestion problems and delays along an already 

congested route. Station Road, the High Street and this junction also serve two bus stops 

and a shopping parade, where buses and delivery lorries stop at all times of the day. 

Transporter lorries also use Station Road to service the car dealership here, which can 

arrive and depart at any time of the day. A development of the scale proposed within the 

application will increase traffic on the local road network, which will increase the delays 

and congestion as a result of the existing challenges on the local road network.  

5.7.6 The Transport Assessment supporting the application concludes that proposed 

mitigation measures at the junction of the High Street and Station Road would ensure the 

residual cumulative impact from the overall delivery of the 600 dwellings would not be 

severe.  The Parish Council has significant concerns regarding the deliverability of the 

proposed mitigation measures given the existing layout of the road, bus stops, and 

existing buildings.  The Parish Council also has concerns regarding the use of data within 

the Transport Assessment, where comparison data taken from towns cannot be 

considered comparable to Kelvedon as a rural village location.   

5.7.7 Clarification is therefore required, with particular reference to the junction of Station 

Road and the High Street where significant congestion is already experienced throughout 

the day, from the Highways Authority regarding: 

a) The appropriateness of data used within the Transport Assessment to assess 

transport impacts on Kelvedon. 

b) The deliverability of proposed mitigation measures. 

c) The ability of proposed mitigation measures to ensure that there would be no 

significant detrimental impact on the surrounding road network. 

 

Sustainable Transport 

5.7.8 The proposal includes pedestrian and cycle connections to surrounding areas, including 

a proposed cycle link towards Coggeshall.  While it is acknowledged that there is potential 

for the application site to be connected to surrounding areas through pedestrian and cycle 

links, the quality, deliverability, and future maintenance of these links remains uncertain 

based on the information provided within the application.   

5.7.9 It is generally accepted27 that a reasonable walking distance for residents to access 

services and facilities is around a 10 minute walk, 800m. This should not be regarded as 

an upper limit, and some advice suggests longer distances would be acceptable.  However, 

taking this into account as a guide, it is clear that given the scale of the proposed 

development, a significant proportion of the site would be well in excess of an 800m 

walking distance from services and facilities on Kelvedon High Street.   

5.7.10 While it is accepted that provisions for additional pedestrian and cycle access are being 

proposed within the application, given the distance from northern sections of the site to 

access services and facilities on Kelvedon High Street, it is likely that the proposed 

development would result in an increase in car usage in the local area.  As a result, the 

proposals would therefore be contrary to CS Policy CS7.    

 

5.8 Loss of Agricultural Land 

5.8.1 Based on the EIA Scoping Report’s28 assessment of the site, the proposed development 

would entail the loss of 28.3ha of subgrade 3b land (moderate quality) and 7.0ha of 

 
27 Manual for Streets, DtT, 2007 
28 Environmental Impact Assessment Scoping Report, Turley, 2021. 
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subgrade 3a, good quality agricultural land29.  

5.8.2 CS Policy CS8 Natural Environment and Biodiversity seeks the protection of the best and 

most versatile agricultural land from new development. The proposed development 

would not result in the loss of any Grade 3a best and most versatile agricultural land.  

However, the loss of a large area of agricultural land is a concern for the Parish Council 

given the increasing importance of UK based food production to support our needs.    

 

5.9 Ecology 

5.9.1 The North East Essex Badger Group (NEEBG) have identified concerns regarding the 

impacts of the proposed layout and design of the proposed development upon existing 

badger setts in the area.  NEEBG are aware of a badger set to the west of the site boundary 

which has not been identified within the survey information contained within the 

application.  

5.9.2 Further ecology surveys of the site should be undertaken to ensure the potential impacts 

upon badger setts is appropriately understood and mitigated accordingly.    

 

5.10 Consideration of Reserved Matters  

5.10.1 As an outline application, all matters are reserved except for access to the site.  There 

are therefore a range of matters which are proposed to be determined through a later 

detailed planning application which, while not forming key parts of the decision making 

process at this stage, are important to consider as part of the wider consideration of the 

appropriateness of development on the site.   

5.10.2 The following sections consider the more detailed elements of the proposed 

development based on the indicative information provided within the application. As an 

outline application with all matters reserved except access, it should be noted that 

indicative detailed information in the proposal at this stage could be changed within 

future reserved matters applications.   

 

Density 

5.10.3 S2LP Policy LPP 37 Housing Mix, Density, Accessibility of the S2LP sets out criteria for 

the density of new development to relate to the character of the site, its immediate 

surroundings and wider locality, access and the local road system, existing vegetation and 

landscaping, amenity space and an appropriate standard of residential accommodation. 

Supporting text to Policy LPP 37 recommends a minimum density of 30 dwellings per 

hectare (dph). 

5.10.4 The proposal indicates development would range from 25dph and 45 dph, with higher 

densities planned for the southern section of the site. 

 

Green Infrastructure and Open Space 

5.10.5 CS Policy CS10 Provision for Open Space, Sport and Recreation seeks the provision of 

open space in line with the following open space standards according to hectares per 

thousand people: 

 

Parks and gardens  1.2 ha (in the main towns 
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and key service villages) 

Outdoor sports provision 2.0 ha 

Amenity greenspaces 0.8ha 

Provision for children and 
young people 

0.2ha 

 

5.10.6 S1LP Policy SP 7 Place Shaping Principles encourages the provision of an integrated and 

connected network of open space and green and blue infrastructure. 

5.10.7 S2LP Policy LPP 52 Provision for Open Space, Sport and Recreation states that new 

development proposals must provide new open space in accordance with the 

requirements in the Open Spaces Supplementary Planning Document 200930 or successor 

document. KNP Policy NE 3 Protection of Green Infrastructure and Biodiversity 

encourages new development proposals to maintain, enhance and increase the 

connectivity of green and blue infrastructure. KNP Policy NE 2 The Provision of New 

Recreational and Play Spaces supports the provision of new recreational and play spaces 

alongside new development, particularly multifunctional open space which provides 

improvements to green infrastructure. 

5.10.8 While the extent of open space and green infrastructure is not being determined at 

this time, in addition to the provision of appropriate onsite green infrastructure and open 

space features, a site of this size would be expected to provide contributions towards 

additional sports and open space features in the surrounding area, including contributions 

towards the improvement of local sports and allotment facilities.  There is no reference 

to such contributions within the application material.    

 

Biodiversity 

5.10.9 CS Policy CS8 Natural Environment and Biodiversity seeks the protection and 

enhancement of biodiversity. S1LP Policy SP 7 Place Shaping Principles encourages new 

development proposals to incorporate biodiversity enhancement and creation. 

5.10.10 S2LP Policy LPP 70 Protection, Enhancement, Management and Monitoring of 

Biodiversity encourages the protection and enhancement of biodiversity, and the 

mitigation of biodiversity loss where necessary from new development proposals. 

5.10.11 KNP Policy NE 3 states that major development proposals should mitigate adverse 

impacts on biodiversity, including the loss of bird nesting habitats with appropriate 

alternative nesting habitats. 

5.10.12 The application includes a Biodiversity Net Gain Strategy, which outlines how 

proposed development of the site would result in biodiversity net gain on the site. Any 

detailed development proposals on this site would need to clearly demonstrate how 

biodiversity net gain would be achieved through a comprehensive mitigation strategy.    

 

Flooding 

5.10.13 CS Policy CS8 Natural Environment and Biodiversity seeks the provision of sustainable 

drainage systems (SuDS) wherever possible to reduce flood risk. S2LP Policy LPP 78 

Flooding Risk and Surface Water Drainage encourages new development to be located in 

Flood Zone 1, and S1LP Policy SP 7 Place Shaping Principles seeks the provision of SuDS 

 
30 This document relates to the provision of outdoor sports, outdoor equipped playgrounds, informal open 
space, and allotments.   
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through the use of open space. KNP Policy NE 8 Flood Prevention supports new 

development which incorporates measures to reduce flood risk.  

5.10.14 The site is located within flood zone 1. While there is some evidence of existing 

surface water flooding on the site, any detailed development proposals will be required 

to demonstrate that the appropriate provision of SuDS features across the whole site will 

ensure no increase in the greenfield rate of surface water runoff. 

 

5.11 Consideration of precedent from other similar planning applications 

5.11.1 Refused planning application 17/00679/OUT, 300 dwellings on land north of London 

Road, Kelvedon, has similarities to the application being considered in this report on land 

south west of Coggeshall Road, particularly in relation to the location of the development 

outside the Kelvedon settlement boundary, the potential impact on surrounding heritage 

assets, and the need for the development taking into account BDC’s current five year 

housing land supply position.  The reasons for refusal on application 17/00679 

(summarised in section 2.3 above) referred to these similarities as key issues within the 

reasons for refusal.   

5.11.2 If there is no significant reduction in the extent of BDC’s five year housing land supply 

position when determining the application on land south west of Coggeshall Road, and 

based on a consistency in the consideration and application of local planning policy, it 

would be expected that the reasons for refusal relating to development outside the 

development boundary, the need for additional housing on unallocated sites, and the 

potential impacts on the setting of surrounding heritage assets, would be applicable to 

this application.         
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6. Conclusion 

6.1.1 This report has identified that the proposed development of land south west of 

Coggeshall Road, Kelvedon, as presented within the submitted application 

21/03579/OUT, would be contrary to adopted and emerging local planning policy.  

6.1.2 The application site has not been identified as a development site allocation in the Local 

Plan.  The site is located outside of the Kelvedon development boundary, therefore the 

development of the site would be contrary to S2LP Policy LPP 1, S2LP Policy LPP 35, LPR 

Policy RLP 2, and CS Policy CS5.    

6.1.3 BDC can currently demonstrate a five year supply of deliverable homes.  Given BDC’s 

current FYHLS position, and the positive outlook for BDC’s FYHLS position following the 

adoption of the S2LP, there is no need for BDC to approve additional housing delivery on 

sites which are not allocated in the emerging S2LP and are contrary to S2LP Policy LPP 1.  

6.1.4   The proposed development would significantly alter the built form of the village, 

extending northwards into the open countryside and dispersing the village away from the 

historic core focused upon the High Street.  The significant loss of open countryside along 

the northern edges of the village will replace the current rural character of the village to 

a more urban environment. The scale of the proposed development would have a 

significant detrimental impact on the existing rural character and appearance of the 

northern edge of the village, and would therefore be contrary to S1LP Policy SP 7 and S2LP 

Policy LP55.     

6.1.5 The proposed development would create a large extension of the villages urban form to 

the north, presenting a significant deviation from the existing historic settlement pattern 

and linear character of the village along the High Street.  This would significantly change 

the historic character and appearance of the village, contrary to S1LP Policy SP 7.       

6.1.6 While the application site is physically separate from the Kelvedon Conservation Area, 

the significant extension of the built form of Kelvedon village to the north would change 

the surrounding setting of the Conservation Area from a rural character to a large scale 

urban development. The location and scale of the proposed development would 

therefore have a detrimental impact on wider setting of the Conservation Area.  This is 

contrary to the requirements of S1LP Policy SP 7, LPR Policy RLP 9, and S2LP Policy LPP 50 

and 56.      

6.1.7 While it is accepted that provisions for additional pedestrian and cycle access are being 

proposed within the application, given the distance from northern sections of the site to 

access services and facilities on Kelvedon High Street, it is likely that the proposed 

development would result in an increase in car usage in the local area and exacerbate 

existing levels of congestion.  As a result, the proposals would therefore be contrary to CS 

Policy CS7. 

6.1.8 In considering the potential transport impacts of the proposals and the ability of the 

application to meet the requirements of CS Policy CS7, S1LP Policy SP 7, S1LP Policy SP 6, 

S2LP Policy LPP 44, and KNP Policy MA 1 and MA 3, BDC should seek clarification from the 

Highways Authority regarding:  

• The appropriateness of data used within the Transport Assessment to assess 

transport impacts on Kelvedon. 

• The deliverability of proposed mitigation measures. 

• The ability of proposed mitigation measures to ensure that there would be no 

significant detrimental impact on the surrounding road network. 

6.1.9 In considering relevant recent planning application decisions by BDC, there are similar 
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issues identified on planning application 17/00679/OUT, 300 dwellings on land north of 

London Road, Kelvedon, to the application being considered in this report.  Based on a 

consistency in the consideration and application of local planning policy, it would be 

expected that similar reasons for refusal relating to development outside the 

development boundary, the need for additional housing on unallocated sites, and the 

potential impacts on the setting of surrounding heritage assets, would be appropriate to 

be applied to decision making for the proposals on land south west of Coggeshall Road.   

6.1.10 Based on the above conclusions, it is recommended that BDC should refuse the 

application.   

 

 


