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1 Introduction

1.1 These representations have been prepared in response to the public consultation on Rochford

District Council's Allocations Submission Document.  It is considered that the Document is unsound

because the Settlement Extension Residential Land Allocations do not contain sufficient flexibility

to deal with changing circumstances.  Additional land should therefore be allocated for

development due to a serious potential lack of supply.

1.2 Bidwells therefore draws attention to the sustainability credentials of the land at Lubards Lodge

Farm, Rayleigh, as it is suitable, available, and could deliver development within the plan period as

means of alleviating the serious potential housing land shortage in the District.

1.3 The extent of the land the subject of this representation is shown in Bidwells' response to the

Council's SHLAA update consultation (2012) which is attached at Appendix A to this report.  For

clarity, this and the contents of the remaining Appendices are listed below:

Appendix A – Bidwells response to SHLAA review consultation (2012)

Appendix B – Landscape and Visual Impact Assessment (CSa Environmental Planning)

Appendix C – Preliminary Ecological Appraisal (CSa Environmental Planning)

Appendix D – Report to the Rochford District Council Local Development Framework Sub-

Committee, 21 March 2012

Appendix E – Correspondence with Planning Policy Officer, 16 January 2013

1.4 The documents submitted under Appendices B and C contains fresh evidence to the information

previously submitted in relation to the SHLAA update consultation.

1.5 It is submitted that the content of these representations and its appendices should give Rochford

District Council sufficient impetus to cast a positive assessment of the site at Lubards Lodge Farm.



Commercial Estates Group
Land at Lubards Lodge Farm, Rayleigh
January 2013

2

2 Basis for Representations

2.1 It is submitted that the land at Lubards Lodge Farm should be considered by Rochford District

Council for its sustainability merits as an allocation that should sit alongside those identified in the

Allocations consultation document.  Whilst it is acknowledged that the Council intends to review its

Core Strategy housing policies at some point in the future, the present Allocations Submission

Document does not contain sufficient flexibility to accommodate a serious potential lack of housing

land supply, particularly in the short term.  The Allocations Submission Document is therefore

unsound because the delivery of sustainable development is not ensured for the plan period.  It is

submitted that the Document may only be found sound if additional land is set aside for allocation.

Planning Policy and Contextual Background

Core Strategy

2.2 Rochford District Council's Core Strategy was adopted in December 2011.  It includes policies that

enable the provision of housing in the 13 year period until 2025.  Upon adoption of the Core

Strategy the Council agreed with the examining Inspector to conduct an early review because the

plan period is 2 years short of the national housing requirement of 15 years (as required by the

National Planning Policy Framework (below)).  Attached at Appendix D to this representation is the

report to the Council's Local Development Framework Sub-Committee on 21 March 2012, which

sets out the options for early review.  The Committee recommended "Option E", to re-consider and

revise Policy H3 for housing distribution post 2021 which means the plan period would be extended

from 2025 to 2031.  In this instance a further 6 years' worth of suitable housing would need to be

found above those sites identified in Core Strategy policies H2 and H3 in order that it can be

delivered in the long term.  Correspondence attached at Appendix E confirms that the Sub-

Committee's recommendation has not yet been presented to Full Council, 10 months after the

recommendation was made, and no timetable is forthcoming as to when it is to happen.

National Planning Policy Framework

2.3 Since the adoption of the Core Strategy, the Coalition has sought to revise the planning system

through the introduction of the National Planning Policy Framework (the "Framework") in March

2012.  The Framework condenses the policies formerly contained within Planning Policy

Statements/Guidance and other supporting documents with a view of simplifying the planning

process and therefore significantly increasing development rates.  The central theme of the
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Framework is the presumption in favour of sustainable development.  In relation to plan making,

this means that local planning authorities should positively seek opportunities to meet the

development needs of their area, and that Local Plans should contain sufficient flexibility to adapt

to change (paragraph 14).

2.4 In order to deliver a wide choice of homes, the Framework requires local planning authorities to

identify a supply of specific deliverable sites to provide 5 years worth of housing against their

housing requirements with an additional buffer of 5% (moved forward from later in the plan period).

Where there has been a record of persistent under-delivery of housing, this buffer should be

increased to 20% to ensure choice and competition in the market for land.  Local planning

authorities should also identify a supply of broad locations for growth for years 6-10 and where

possible years 11-15 of the plan.  Relevant policies for the supply of housing should not be

considered up-to-date if the local planning authority cannot demonstrate a 5 year supply of

deliverable housing sites (paragraph 49)

2.5 Paragraph 17 of the Framework requires local planning authorities to objectively identify and then

meet housing, business and other development needs of an area.  Paragraph 47 requires local

planning authorities to use an evidence base to ensure they fully meet objectively assessed needs

for housing in the housing market area.

2.6 At paragraph 212 the Framework says that its policies are material considerations which local

planning authorities should take into account in the preparation of plans.  Plans may therefore need

to be revised to take account the policies in the Framework.  This should be progressed as quickly

as possible, either through a partial review or by preparing a new plan.

Implications of Policy and Contextual Background upon the Submission Allocations

2.7 The present status of the adopted Core Strategy and requirement to comply with the Framework

has significant implications for Rochford District Council's Allocations process.  It is submitted that

these should be addressed at the earliest opportunity.

2.8 In assessing intended future housing requirements, Rochford District Council will be mindful to

allocate sufficient land based upon the most up to date assessment of household growth.  The

latest evidence emerging from the Greater Essex Demographic Forecasts suggests that the rate of

household growth is now higher than that previously presumed.  Therefore, even if in overall terms

the rate of population growth of Rochford District were to remain the same, nationwide trends are

likely to result in a rise in the number of households, thereby increasing the likelihood for locally

generated housing needs.
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2.9 The Council has not yet published the 2011/2012 Annual Monitoring Report so it is not possible to

comment on the most up-to-date figures.  However, the most recently available Annual Monitoring

Report (2010/2011) points to a historic undersupply of housing land when assessed against its

requirements.  Furthermore, of the 1328 units forecast for delivery within the period 2012-2017,

283 of these were still only subject to pre-application discussions.  In accordance with the advice of

CLG's SHLAA practice guidance, it is considered that these sites cannot realistically be relied upon

to deliver housing during the first 5 years, and should be removed from the list.  In this situation the

Council's 5 year supply would be put in considerable doubt and the associated Core Strategy

policies would be out of date as stipulated in the Framework.  Compliance with the Framework

should therefore prompt an urgent review of the District-wide housing supply (and environmental

capacity of possible sites) to meet a pressing need.  Such a review, prepared at the earliest

possible opportunity, would ensure that its housing policies do not fall out of date.

2.10 If the Council is to adopt the approach to review Core Strategy Policy H3, the review process is

estimated to take approximately 1.5 years from start to adoption.  Even if work is to commence as

soon as the Allocations document is adopted, there is a reasonable expectation that the reviewed

Policy H3 would only be adopted at mid-2015 at the earliest.   In the event that an unidentified

need is to arise during this period, or in the medium to long term, the Council would not be

sufficiently prepared to accommodate this need.  The Allocations Document is therefore unsound

because it does not contain sufficient flexibility to deal with changing circumstances.  In order to

ensure that the Document is sound, sites should be identified as being preferred for release for

housing at the earliest possible opportunity, should the potential serious lack of supply arise.

2.11 To assist Rochford District Council meet its housing requirements, we would draw attention to the

information submitted by Bidwells to the SHLAA Review consultation in August 2012, and to the

additional supplementary evidence provided as part of this submission.  Such details are set out

below.
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3 Supplementary Evidence

SHLAA Review (2012)

3.1 The representations submitted on behalf of Commercial Estates Group to the Council's SHLAA

review consultation are attached at Appendix A.  It explains that the land at Lubards Lodge Farm

has many advantages that would contribute towards the sustainable development of Rayleigh and

wider Rochford District and would be entirely suitable for mixed residential/mixed use development

should the need arise.  The land is in a sustainable location, is available, and can meet locally

identified development needs either within the lifetime of the Core Strategy, or its subsequent

review of housing policy as agreed by the Examination Inspector upon its adoption.

3.2 When compared to alternative potential sites Lubards Lodge Farm offers substantial advantages.

These advantages include:

 A comprehensively planned Sustainable Urban Extension with the ability to establish a well

managed buffer of green infrastructure between Rayleigh and Hullbridge in a way that could

secure a defensible long term Green Belt boundary.

 By its strategic scale, it could assist in the provision of highway infrastructure improvements to

Raweth Lane and overall connectivity to the strategic road network.  It could also introduce

additional community infrastructure such as education, health, the potential for employment,

and leisure, to support community needs within a reasonable walking distance.

Landscape and Visual Impact

3.3 Commercial Estates Group has commissioned an Initial Landscape and Visual Impact Assessment

(LVIA) which considers the potential impact of development of the site on both landscape character

and visibility.  The LVIA is attached to this document at Appendix B.

3.4 The SHLAA did not identify any over-riding landscape constraints to mixed use development of the

site and indeed the LVIA assesses the landscape quality of the site and the mix of surrounding

land uses as having medium to low quality ratings throughout.

3.5 The LVIA identifies that the site is well contained by virtue of the dense boundary vegetation, the

nature of the surrounding area, and the surrounding urban and semi-urban land uses.  In terms of

its Green Belt function, development of the site would not materially impact upon the perceived

separation between Rayleigh and Hullbridge because there is limited inter-visibility between the

two settlements.  The site is contained from the wider countryside by the sporadic mix of plotland
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developments, and its northern part would be retained as open space thereby maintaining the open

character of Hullbridge Road and the gap at this point.

Ecology

3.6 A Preliminary Ecological Appraisal is attached at Appendix C.  It seeks to identify whether there

may be potential ecological issues with a scheme for the residential development of the site.  The

Appraisal identifies that there would be no material impact upon any statutory or non-statutory

designated sites.  The habitats identified to be present on the site are considered to be generally of

low ecological value.  Therefore to increase the complexity of the habitat mosaic, a mixed use or

residential allocation would offer the opportunity to marry the benefits of wildlife and community

recreation as part of an overall ecological and landscape enhancement strategy for the site.
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4 Summary

4.1 It is considered that the Allocations Submission Document is unsound because the Settlement

Extension Residential Land Allocations do not contain sufficient flexibility to deal with changing

circumstances.  Moreover the Council's forecast for the delivery of housing particularly in the short

term would appear unduly optimistic.  These representations therefore provide compelling

justification to Rochford District Council that additional land should be allocated for development

due to a serious potential lack of supply.  By creating an additional land allocation the Council

would have a flexible land supply so that it may be sufficiently prepared to accommodate any likely

additional housing need, in accordance with the requirements of the Framework.  Only in such

circumstances could the Allocations Submission Document be found sound.

4.2 The evidence submitted with this representation confirms that the land at Lubards Lodge Farm is

highly sustainable, suitable, and is available for development now.  The landscape and ecological

constraints also offer strong opportunities for long term and defensible enhancements to the Green

Belt.  The site should therefore be allocated for development alongside those sites already

identified in the Settlement Extensions Residential Land Allocations as a means of alleviating the

serious potential housing land shortage in the District.
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1 Introduction 

1.1 This statement sets out representations submitted on behalf of Commercial Estates Group (CEG) 

to Rochford District Council's public consultation on its Strategic Housing Land Availability 

Assessment (SHLAA) Review 2012.   

1.2 This follows representations which were previously submitted by the owner of the land as part of 

the Allocations 'call for sites' process in 2009. 

1.3 CEG is a land promoter with a legal interest in the land, and therefore the land is being actively 

promoted for development.  CEG’s assessment of the land considers it both free from constraints 

and available for development.    

1.4 CEG wishes to put forward the site as it has the potential to deliver the following significant 

benefits: 

 Up to 700 new dwellings together with employment land for jobs creation as part of a 

comprehensively planned Sustainable Urban Extension 

 New first time buyer and family homes 

 New local affordable housing 

 Public open space 

 Contribution towards improvements to the wider road network 

 Enhancement to local community facilities and schools as part of planning contributions 

 Enhanced access to the wider site through the introduction of new footpaths, cycle routes, and 

green infrastructure 
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2 Background to Representation  

 Core Strategy 

2.1 The Council's Core Strategy was adopted in December 2011.  It includes policies that enable the 

provision of housing in the 13 year period until 2025.  The Core Strategy identifies the need to 

allocate 2745 new homes through the release of sites within the Green Belt.  Policy H2 allocates 

550 of these dwellings to land to the north of London Road, Rayleigh.  The remaining new homes 

will be allocated through extensions to residential envelopes in other locations within the settlement 

hierarchy.  Policy H3 seeks to extend residential envelopes post-2021 in order to safeguard 

existing Green Belt land for long term residential development. 

2.2 Upon adoption of the Core Strategy the Council agreed to conduct an early review because the 

plan period is 2 years short of the national housing requirement of 15 years (as required by the 

now superseded PPS3), caused by delays to the examination process primarily due to a number of 

events at the national level.  The Council has since resolved to re-consider and revise Core 

Strategy Policy H3 to extend the plan period from 2025 to 2031.  In this circumstance, a further 6 

years' worth of suitable land for housing would need to be found above those identified in Core 

Strategy policies H2 and H3 in order that the Core Strategy can be delivered in the long term. 

 National Planning Policy Framework (NPPF) 

2.3 Since the adoption of the Core Strategy, the Coalition has sought to revise the planning system 

through the introduction of the National Planning Policy Framework (NPPF) in March 2012.  The 

NPPF condenses the policies formerly contained within Planning Policy Statements/Guidance and 

other supporting documents with a view of simplifying the planning process and thereby 

significantly increasing development rates.  The central theme of the NPPF, is the presumption in 

favour of sustainable development, described as the "golden thread" running through both plan-

making and decision-taking.  In relation to plan making, this means that local planning authorities 

should positively seek opportunities to meet the development needs of their area, and that Local 

Plans should contain sufficient flexibility to adapt to change (paragraph 14).   

2.4 In order to deliver a wide choice of homes, the NPPF requires local planning authorities to identify 

a supply of specific deliverable sites for growth where possible for years 11-15 of the plan. 

2.5 Paragraph 17 of the NPPF requires local planning authorities to objectively identify and then meet 

housing, business and other development needs of an area.  Paragraph 47 of the NPPF requires 

local planning authorities to use an evidence base to ensure they fully meet objectively assessed 

needs for housing in the HMA. 

 2 
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2.6 In assessing intended future housing requirements, Rochford District Council will be mindful to 

allocate sufficient land based upon the most up to date assessment of household growth.  Such 

assessments shall as a matter of priority determine scope for a 5 year supply (plus 20%) of 

immediately available land and in sustainable locations.  As evidence points to an historic 

undersupply to meet local housing needs compliance with NPPF invites an urgent review of 

housing supply and the environment capacity to meet a pressing need.  In this context, the most 

recent census material would point to a likely higher expectation of household growth than hitherto 

presumed. 

2.7 To assist the Council meet its long term housing land requirements (in consistency with not only 

the NPPF but also the Core Strategy review) Bidwells therefore draws attention to the land at 

Lubards Lodge Farm as it is suitable, achievable, available for development, and in a sustainable 

location.  The credentials of the site are set out in the following section. 

 Previous Representations 

2.8 The owner of the land at Lubards Lodge Farm submitted representations as part of the Site 

Allocations 'call for sites' process in 2009.  The Council gave the site reference number "Call for 

Sites Allocation 77".  The assessment summary the Council conducted for the site is attached to 

this statement at appendix 6.  It can be seen in the conclusion that the credentials of the site were 

looked upon favourably, particularly in terms of its sustainability.  The site was not, however, 

included in the 2009 SHLAA simply because it was not situated in the proposed strategic location 

for housing in Core Strategy policies H2 and H3. 

2.9 Subsequent to the above Bidwells understands that no further representations were submitted in 

relation to the land at Lubards Lodge Farm. 

 Summary 

2.10 Having regard to the Council's commitment to review the Core Strategy and new requirements 

placed upon local planning authorities as contained within the NPPF, it is considered that the land 

at Lubards Lodge Farm is a sustainable location for new development and one which, when 

compared to alternative potential sites, offers substantial advantages.  In a nutshell these 

advantages include: 

 A comprehensively planned Sustainable Urban Extension with the ability to establish a well 

managed buffer of green infrastructure between Rayleigh and Hullbridge 

 By its strategic scale, it could introduce additional community infrastructure such as education, 

health, the potential for employment, and leisure, to support community needs within 

reasonable walking distance. 
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3 The Site 

3.1 Appendix 1 identifies the location of the land that is the subject of this representation.  The satellite 

photograph at Image 1 below also shows the site in the context of its surroundings.  It occupies a 

total area of approximately 42.4 hectares.  The land is adjacent to the northern edge of Rayleigh 

and is 1500 metres away from the town centre.   

 

Image 1: Satellite photograph of the site 

3.2 The site is north of Rawreth Lane and west of Hullbridge Road.  It is intensively managed land 

currently occupying grazing pasture, and is clearly defined by fencing, and hedgerows.  A high 

voltage electricity line and pylons run across the northern part of the site but is not a constraint 

upon the overall development potential of the land.  The topography of the land is generally flat but 

rises gently southward towards Rayleigh.  To the north and west of the site are plot land 

developments which form strong natural boundaries to the site.  The appearance of the plot lands 

effectively contain the site and restrict long range views. 

 Advantages  

3.3 A number of advantages arise from the site due to its location and characteristics described at 3.2 

above that would contribute towards the sustainable development of Rayleigh.  Rayleigh is the 

largest settlement in Rochford District and is well connected to the A127, A130, and benefits from 
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its rail link at Rayleigh train station to Liverpool Street and London Southend Airport.  It is 

considered that the site is in a highly sustainable location within Rochford District and should be 

looked upon favourably. 

3.4 The sustainability of the site is further demonstrated by its proximity to the following amenities: 

Amenity Distance from the site 

Bus Stops 3 adjacent to the site 

Post Office 1 within 50 metres 

Pharmacy 1 within 50 metres 

Shopping  
Asda – 400 metres 

Rayleigh High Street – 1800 metres 

Schools 
Primary – 2 within 600 metres 

Secondary – 2 within 1800 metres 

Train Station 1600 metres 

Leisure facilities 
Lords Golf and Country Club – adjacent 

Rayleigh Leisure Centre – 500 metres 

Employment centres 
Lubbards Farm – adjacent 

Rawreth Lane Industrial Estate – 1000 metres 

Library 1900 metres 

Banking 1800 metres 

Medical 200 metres 

 

3.5 The distribution of the facilities stated above is demonstrated by graphical means on an annotated 

amenities plan at appendix 2. 
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 Landscape, Visual, and Green Belt impact 

3.6 The natural boundaries around the site are very well defined thereby containing it from both short 

and long range views.  These strong natural boundaries could also serve to define the Green Belt 

boundary in the long term. 

3.7 The land relates well to the existing neighbourhood to the south-west and south-east and would be 

a natural extension to the town.  Provision of residential development in this location would provide 

an opportunity to soften the somewhat hard interface between the existing housing and the 

adjacent countryside to the north.   

3.8 The development of this site is a deliverable option for preserving the landscape character of the 

local area as a carefully designed and landscaped scheme could assist the Council preserve the 

Green Belt between Rayleigh and Hullbridge.  The development could provide strategic green 

infrastructure, and in doing so, would assist in strengthening the permanence of this gap between 

the two settlements.  Moreover, carefully designed and landscaped development in this location 

would significantly reduce the emphasis on allocating all new strategic development for Rayleigh 

as identified in the Core Strategy on the land north of London Road, thereby making it less 

prominent for the majority of residents and would reduce perceived coalescence of Rayleigh and 

Wickford. 

 Highways and Access 

3.9 The site benefits from good accessibility to frequent bus services to and from Rayleigh town centre 

from Hullbridge Road and Rawreth Lane.  In terms of access, principal points of access could be 

taken from Hullbridge Road and/or Rawreth Lane.  Some local highway improvements may be 

required and development of the site could be accompanied by improvements to bus services and 

measures to encourage cycling and walking. 

 Other considerations 

3.10 No part of the site is subject to risk of flooding as identified by the Environment Agency flood map 

(appendix 4).   

3.11 The maps attached at appendix 5 shows that a development would not adversely affect any 

statutory designated sites.   

3.12 It will be seen from the completed Site Information Proforma, attached at appendix 7, that there are 

no overriding constraints to the delivery of development on the site as it is achievable within 

Rochford District Council's requisite timescales.  The indicative capacity of the site is up to 700 

dwellings taking space required for infrastructure, community facilities and open space into 
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account.  Additional employment development can also be planned within the intended 

developable area. 

3.13 The site is in a single ownership and is unencumbered in all respects: it is available and 

deliverable. 
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4 Conclusion 

4.1 These representations have been prepared on behalf of Commercial Estates Group, a land 

promoter  with a legal interest in the land at Lubards Lodge Farm, Rayleigh. 

4.2 As part of its commitment to conduct an early review of the Core Strategy, Rochford District 

Council will need to identify further land for the supply of housing above and beyond the sites 

earmarked for development by Core Strategy Policies H2 and H3.  In addition to this the recently 

published NPPF makes clear the requirement placed upon local planning authorities to objectively 

identify and then meet the needs of their area, and to increase the scope for its provision when the 

evidence points to an undersupply when assessed against need.  In these instances the NPPF 

provides support for the development of sites for residential uses in sustainable locations. 

4.3 It is considered that the land at Lubards Lodge Farm, Rayleigh, is a highly sustainable site within 

Rochford District that, when compared to alternative potential sites, offers substantial advantages.  

It has the potential to deliver: 

 Up to 700 new dwellings with additional potential for employment development 

 A comprehensively planned Sustainable Urban Extension with the ability to establish a well 

managed buffer of green infrastructure between Rayleigh and Hullbridge 

 Community infrastructure such as education, health, and leisure, to support community needs 

4.4 It is submitted that the site at Lubards Lodge Farm is available, suitable, achievable and should 

therefore be included in the SHLAA. 
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Location Plan
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Amenities Plan





Appendix 3

Services and Constraints Plan





Appendix 4

Environment Agency Flood Map



Environment Agency Flood Map
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DEFRA Designations Plans



Habitat Inventories

Page 1 of 1Habitat Inventories

28/08/2012http://magic.defra.gov.uk/servlet/com.esri.esrimap.Esrimap?ServiceName=magovervi...

http://magic.defra.gov.uk/servlet/com.esri.esrimap.Esrimap?ServiceName=magovervi...


Landscape

Page 1 of 1Landscape

28/08/2012http://magic.defra.gov.uk/servlet/com.esri.esrimap.Esrimap?ServiceName=magovervi...

http://magic.defra.gov.uk/servlet/com.esri.esrimap.Esrimap?ServiceName=magovervi...


Statutory
Designations

Page 1 of 2Statutory Designations

28/08/2012http://magic.defra.gov.uk/servlet/com.esri.esrimap.Esrimap?ServiceName=magovervi...

http://magic.defra.gov.uk/servlet/com.esri.esrimap.Esrimap?ServiceName=magovervi...


Page 2 of 2Statutory Designations

28/08/2012http://magic.defra.gov.uk/servlet/com.esri.esrimap.Esrimap?ServiceName=magovervi...

http://magic.defra.gov.uk/servlet/com.esri.esrimap.Esrimap?ServiceName=magovervi...


Appendix 6
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