Tendring District Local Plan 2013-2033 and Beyond; Publication Draft – Schedules of representations and responses – Chapter 6: Prosperous Places

CHAPTER 6: PROSPEROUS PLACES
Policy PP1: New Retail Development
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H

N

The opening paragraph of the policy seeks to maintain the
existing market share between centres. Yet it is clear including
from the WYG evidence base that there is a need to rebalance
the relationship between the District’s Main Town Centre,
Clacton and the draw that residents of the District have
towards, in particular, Colchester. Furthermore, the policy
refers only to the quantitative needs assessed by WYG not the
qualitative requirements that come from deficiencies in the
nature of existing floorspace in the existing towns as well as
from the need to address the leakage of trade out of the area
to higher order centres. The final part of the policy relates to
development being restricted in “scale” however the concept of
control over scale was removed from Government Policy prior
to the publication of the NPPF.

Proposed change to Local Plan

Council response

Contact details

Consider qualitative requirements as part of Policy
PP1 and amend the final paragraph which refers
only to scale.

The policy provides a basis for considering whether
further specific allocations are required to meet the
assessed retail capacity. The policy takes into account
not only existing retail provision at the time of writing,
but also consented provision such as Brook Park West
(the objector’s scheme – under development), the
Martello site at Walton (now delivered), the Harwich
Valley scheme in Dovercourt, and the edge-of-centre
Gas Works site in Clacton.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Technical Stakeholders
None received.
Representations from Businesses, Landowners and Developers
1022789

LPPuD377

Britton
Properties Ltd
(c/o Martin
Robeson –
MRPP)

Y

Y

N

X

With the exception of the Stanton Euro park site,
Parkeston (see Policy SAE7) it has not been
necessary to make further specific allocations for retail
development.
The policy is suitably felxible to allow further
applications to be considered on their merits in line
with the relevant sequential and impact tests, and
arguments about quality and claw-back can
reasonably be made through the Development
management process. The developments at Brook
Park West and Harwich Valley were both out of town
retail schemes approved by the council in recognition
of these factors.
To address the objector’s concern about the emphasis
on ‘scale’, a modification is recommended.

1105873

LPPuD69

Williams
Group (c/o
Q+A Planning
Ltd)

Y

Y

N

X

X

X

X

H

N

Policy PP1 sets out the quantitative need for additional retail
floorspace in the District, but does not allocate sites to
accommodate the need identified within the Council’s evidence
base. The Harwich Valley site already benefits from planning
permission for retail and leisure floorspace. There is also
further land available for additional development within the
site, subject to further planning permissions. We therefore
encourage the Council to allocate the site for retail and leisure
uses, consistent with the approach undertaken in the previous
draft Plan. Otherwise, the Council has not discharged its duty
to allocate the sites to meet its retail needs in full over the Plan
period, as required by the NPPF.

Representations from Community Representatives

None received.
Representations from Members of the Public

None received.

1

Allocate sites for retail development to meet
identified needs.

The policy provides a basis for considering whether
further specific allocations are required to meet the
assessed retail capacity. The policy takes into account
not only existing retail provision at the time of writing,
but also consented provision such as Brook Park West
(under development), the Martello site at Walton (now
delivered), Harwich Valley in Dovercourt (the
Objector’s scheme), and the edge-of-centre Gas
Works site in Clacton.
The policy is suitably felxible to allow further
applications to be considered on their merits in line
with the relevant sequential and impact tests. Indeed
the Harwich Valley development was approved by the
Council, as out of town retail schemes, taking into
account relevant considerations. The Harwich Valley
site is shown on Map B.15 as ‘mixed-use with
consent’.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Tendring District Local Plan 2013-2033 and Beyond; Publication Draft – Schedules of representations and responses – Chapter 6: Prosperous Places

The only objections to this policy come from developers who have already secured planning permission for major out of town retail developments where the Council applied the policies in the NPPF to conclude that the schemes
would benefit the local economy overall, notwithstanding the potential competition with town centre businesses. This demonstrates that there is sufficient flexibility within the policy framework to enable such schemes to come
forward where justified by the appropriate evidence.
The Council commissed an updated Retail and Town Centre Uses Study in 2020, and changes are suggested to Policy PP1 and the supporting text to reflect the most up-to-date evidence. A minor modification is also
recommended to Policy PP1 in respect of the reference to ‘scale’.
A modification to Policy PP4 is suggested below, to ensure that the qualitative aspect and ‘clawback’ issue is covered.
Suggested modification: Ammend paragraphs 6.1.2 to 6.1.3 to reflect the revised NPPF (2019).

6.1.2 The National Planning Policy Framework (NPPF) paragraph 19 indicates that planning should operate to encourage and not to act as an impediment to sustainable growth promotes planning policies that help create the
conditions in which businesses can invest, expand and adapt, and indicates that significant weight should be placed on the need to support economic growth through the planning system.
6.1.3 The NPPF requires local planning authorities to recognise town centres as support the role that town centres play at the heart of their communities and pursue policies to support promote their viability and vitality. In
addition, local planning authorities are expected to objectively identify sites for retail land allocate a range of suitable sites in town centres to meet the scale and type of anticipated needs for retail uses. Ensuring town centres are
recognised and protected and sufficient land can be brought forward to meet the retail needs of the District is a crucial element of this Local Plan.

Suggested modification: Ammend paragraph 6.1.7 to reflect the revised NPPF (2019).

6.1.7 The Town Centre First policy principle requires applications for main town centre uses to be located in town centres, then in edge of centre locations; and only if suitable sites are not available (or expected to become
available within a reasonable period) should out of centre sites be considered. The NPPF sets out that when assessing large applications for retail, leisure and office development outside of town centres, which are not in
accordance with an up-to-date local plan, local authorities should require an impact assessment if the development is over a proportionate, locally set floorspace threshold.

Suggested modification: Ammend paragraphs 6.1.9, 6.1.1.1, 6.1.2.1, and 6.1.3.1 to 6.1.3.4 to reflect findings up the updated Retail and Town Centre Uses Study (2020) the revised NPPF (2019).

6.1.9

Tendring District Council commissioned WYG Planning and Environment (WYG) to undertake a Retail study in 2016, to serve as local evidence to support the Local Plan Policies. An updated retail study was undertaken
in 2020 by Lambert Smith Hampton (LSH).

6.1.1

Additional Retail Floorspace Provision

6.1.1.1 The National Planning Policy Framework (NPPF), paragraph 23, requires that local planning authorities (LPA’s) should allocate a range of suitable sites to meet the scale and type of town centre uses needed in town
centres and that it is important that the need for retail, leisure, office and other main town centre uses are met in full and are not compromised by limited site availability. In addition, it is also expected that LPA’s
undertake an assessment of need to expand town centres to ensure a sufficient supply of suitable sites. Town centre boundaries should be kept under review where necessary.
6.1.2

Convenience Shopping

6.1.2.1 The WYG Retail Study (2017) estimates that within Tendring District, the available convenience goods expenditure at 2015 was £276m, which is forecast to increase by £306.6m by 2032. The study assessed the retail
capacity of the area and concluded that,with Brook Park West gaining consent, there is no demonstrable requirement to proactively plan for new convenience floorspace in the District (beyond that already consented) up
to 2032. However, this position should be regularly monitored. In terms of capacity the report advises that no additional convenience need exist for Clacton, Frinton-on-Sea, Brightlingsea and Walton-on-the-Naze. For
Harwich and Dovercourt 750-1,420 sq.m exists for a small convenience store. For Manningtree capacity exists for 40-70 sq.m of convenience space, suitable for a small convenience store.
The quantitative assessment in LSH Retail and Town Centre Uses Study (2020) estimates that turnover for convenience goods sales in the district could increase from around £348.5million in 2020 to around
£390.6milllion by 2033, potentially generating capacity for around 2,347 sq.m of additional convenience goods in the plan period – the equivalent of an additional foodstore. However, these findings need to be assessed
against market demand and, in 2020, there was limited commercial appetite amongst mainstream grocers to establish new stores, with demand for new store openings mostly confined to the discount food market.
However, most of the major foodstore operators are already represented in the district. The assessment notes that opportunities to enhance Clacton’s convenience retail offer are likely to be limited to improving existing
foodstore provision but that, if market conditions support it, any new provision should be directed to Clacton Town Centre as a priority, in line with the sequential approach and to support the Council’s objectives for
rejuvenation of that centre.
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6.1.3

Comparison Shopping

6.1.3.1 The WYG Retail Study Update (2017) sets out the need for additional comparison retail floorspace for Tendring District. The quantitative potential capacity for new comparison goods floorspace in the District is between
4110 sq.m net and 6850 sq.m net by 2032.
The LSH Retail and Town Centre Uses Study (2020) estimates that turnover for comparison goods sales in the district could increase from around £291.6million to around 441.3million by 2033, however taking into
account the emergence and success of on-line retailers in meeting comparison goods demands, the capacity for increasing physical comparison goods floorspace is likely to be much lower than for convenience goods.
With a predicted increase in capacity of around 54sq.m by 2033, the need for additional comparison goods floorspace in the district is likely to be negligible and easily accommodated within either existing vacant town
centre units or retail schemes that already benefit from planning permission.
6.1.3.2 In accordance with the ‘town centre first’ principles in the NPPF, Tendring District’s defined town centres (Clacton, Frinton, Harwich and Dovercourt, Brightlingsea, Manningtree and Walton) should be the preferred
locations (subject to any sequential sites being available and suitable) for any further comparison goods floorspace. This will ensure the enhancement of the town centres and promotes their vitality and viability.
6.1.3.3 The WYG retail study highlights that Clacton town centre is a generally healthy centre, which performs a vital role for the residents of the District and wider sub-region. Retailer representation in the town centre is strong,
with 14 out of 30 major multiple national retailers being represented in the centre.
The LSH Retail Study highlights that Clacton is a vital and viable centre, but could become vulnerable as a result of the economic impact of Covid. Nonetheless, the Study identified Clacton as an important shopping and
service centre for the district. Goad’s survey data from March 2019 shows that there were 88 national multiples in the town centre, of which 51 were retailers. Council initiatives, alongside private investment in recent
years, have seen considerable improvements to the built environment, which is beneficial to the town centre’s visitor experience. The Council is also working with partners on a programme of measures to rejuvenate
Clacton Town Centre, including a bid to the government’s Future High Street Fund.
6.1.3.4 A town-by-town analysis indicates that there is not a quantitative need for additional comparison floorspace in Clacton (assuming Brook Park West is delivered) or Walton-on-the-Naze (if Aldi is delivered). For Harwich
and Dovercourt capacity exists for between 1.770 sq.m and 2,950 sq.m. For Manningtree and Brightlingsea there is limited capacity for growth. For Frinton-on-Sea there is capacity for between 850 sq.m and 1,410 sq.m
net comparison goods floorspace.

Suggested modification: Reword Policy PP1 in response to the updated Retail and Town Centre Uses Study (2020) and the comments of Britton Properties Ltd:

Policy PP 1
NEW RETAIL DEVELOPMENT
Retail development will be encouraged and permitted in the retail policy area of the town centres as defined on the Policies Map. This will be the main focus for new additional
retail floorspace for the town centres, maintaining the District’s current hierarchy and market share between centres.
The Council’s Retail and Town Centre Uses Study Update (2017) indicates that there is no quantitative need for additional convenience floorspace in Clacton, Frinton-on-Sea,
Brightlingsea or Walton-on-the-Naze. With limited capacity for Manningtree (40 sq.m - 70 sq.m) and Harwich and Dovercourt (750sq.m – 1,420 sq.m)
For comparison retail, the update study indicates that there is no quantative need for additional retail capacity for Clacton or Walton-on-the-Naze. For Harwich and Dovercourt the
update indicates capacity of between 1.770 sq.m and 2,950 sq.m and for Frinton-on-Sea capacity of between 850 sq.m and 1,410 sq.m. For Manningtree and Brightlingsea the
update indicates there is limited capacity for growth.
The Council’s Retail and Town Centre Uses Study (2020) forecasts an increase in turnover for convenience goods shopping in Tendring that could potentially generate capacity
for an additional 2,347 sq.m of retail floorspace – subject to market demand. This level of increase can be accommodated within existing town centres either through new
development, expansion of existing stores or through the re-use of vacant property and, in line with the retail hierarchy set out in Policy PP2, Clacton Town Centre will be the
priority location for any major proposals for new convenience goods floorspace.
For comparison retail, the study forecasts an increase in turnover for comparison goods shopping that, taking into account the rise in on-line shopping, is only expected to
generate a negligible increase in the need for retail floorspace, around 54 sq.m. This level of increase can be comfortably accommodated within existing town centres or other
sites that already benefit from planning permission.
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Retail development will be encouraged on a scale appropriate to the needs of the area served by these centres. Development will be subject to local planning, traffic and
environmental considerations and the needs of people who live in or near the areas affected.
This Policy contributes towards achieving Objectives 3 and 6 of this Local Plan.
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Policy PP2: Retail Hierarchy
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H

N

We have no objection to the specific hierarchy set out at Policy
PP 2 but object to reference to ‘scale’ in its paragraph 1. We
are very concerned at the drafting of paragraph 6.2.16.
National Policy does not state ‘avoid’ out of centre retail (and
similar) developments even on the basis that they might bring
positive economic growth and not impact negatively on nearby
centres. We support Clacton being classified as a Major Town
Centre but the Local Plan can helpfully serve to define what is
expected of its role and function. In this regard, we have
already drawn attention to its role being substantially greater
than serving ‘day to day needs’ as inappropriately set out
within Objective 6 to the Plan. Indeed, the WYG Retail Study
considers that Clacton performs well in terms of National
Planning Policy Guidance health check indicators and is a vital
and viable centre. We refer to paragraph 6.3.6 where the test
of impact is set out correctly.

Proposed change to Local Plan

Council response

Contact details

Paragraph 6.2.16 should be redrafted to be in
accordance with Government Policy.

Agreed that paragraph 6.2.16 could be improved to
better reflect what is said in paragraph 86 of the
NPPF. A minor modification is recommended.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Technical Stakeholders
None received.
Representations from Businesses, Landowners and Developers
1022789

LPPuD379

Britton
Properties Ltd
(c/o Martin
Robeson –
MRPP)

Y

Y

N

1105875

LPPuD70

Williams
Group (c/o Q
& A Planning
Ltd)

Y

Y

N

1105875

LPPuD71

Williams
Group (c/o Q
& A Planning
Ltd)

Y

Y

N

X

X

X

X

X

X

X

Also agreed that scale is not the only matter that
determines whether or not a retail development is
appropriate for the defined centre to which it relates.
Therefore a minor modification to the second
paragraph of Policy PP2 is also recommended.

H

N

When referring to retail parks, paragraph 6.2.16 states that
“˜The national planning policy is to avoid developments of this
nature in the future unless it can be demonstrated that they
will bring positive economic growth and not impact negatively
on the vitality or viability of nearby centres”. This is incorrect.
Where such sites are not allocated in the Local Plan, the
NPPF allows for such uses subject to the sequential test being
met and it being demonstrated that there is not a likelihood of
a significant adverse impact on nearby centres. The text ought
to be corrected.

Paragraph 6.2.16 should be redrafted to be in
accordance with Government Policy.

Agreed that paragraph 6.2.16 could be improved to
better reflect what is said in paragraph 86 of the
NPPF. A minor modification is recommended.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

H

N

The retail hierarchy does not recognise Harwich Valley
development. The permitted mix of retail leisure uses, aligned
with the employment and residential permitted, would help
establish a new destination that would support the new
population in the area. Therefore, it is requested that the site is
explicitly allocated for a mix of uses to include retail and
leisure uses and included within the retail hierarchy. Given the
site has yet to be developed, it is agreed that it does not need
to be included as a ˜centre” in the hierarchy (in NPPF terms).

Explicitly allocate the Harwich Valley site for a mix
of uses to include retail and leisure uses and also
include it in the retail hierarchy.

Whilst the planning consent for Harwich Valley is
acknowledged and supported by the Council, we
disagree that the development should be referred to in
the retail hierarchy – particularly as it has not yet been
developed. This is also the case for other out-of-town
retail developments such as Brook Park West on the
edge of Clacton. The Harwich Valley site is already
shown as a mixed use development (with consent) on
Map B.15.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Community Representatives

None received.
Representations from Members of the Public

None received.

It is accepted that the wording in paragraph 6.2.16 of the supporting text could be improved to better reflect what is said in the NPPF, as raised by Britton Properties Ltd. It is also noted that paragraph 6.2.16 suggests that existing
supermarkets, retail outlets and retail parks located in out-of-town centres will be shown as employment land on the Policies Map and protected for non-employment uses. However, they are not currently shown on the maps. It is
therefore suggested that the final sentence of paragraph 6.2.16 is deleted to avoid confusion.
Suggested modification: Reword paragraph 6.2.2 in the supporting text to reflect the revised NPPF (2019).
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6.2.2 Paragprah 23 of tThe NPPF requires the local planning authorities (LPA’s) planning policies to define a network and hierarchy of centres that is resilient to anticipated future economic changes promotes their long-term
vitality and viability. It states that, the LPA’s planning policies should recognise town centres as support the role that town centres play at the heart of their communities and to pursue policies to help support their viability and
vitality by taking a positive approach to their growth, management and adaptation.

Suggested modification: Additional sentence to the end of paragraph 6.2.5 in the supporting text to reflect the revised NPPF’s definition of ‘town centre’.
6.2.5 …shops of purely neighbourhood significance. Unless they are identified as centres in the development plan, existing out-of-centre developments, comprising or including main town centre uses, do not constitute town
centres’.

Suggested modification: Reword paragraph 6.2.16 in the supporting text in response to the points raised by Britton Properties Ltd and to delete the wording which incorrectly suggests that retail parks will be shown as
employment land on the Policies Maps:

6.2.16 As well as the defined centres listed in Policy PP2, the District also contains a number of large modern retail parks or stand-alone supermarkets/retail outlets that located in out-of-town centre (or edge-of-town centre)
locations that often fulfil a need for bulky-goods retail that cannot be accommodated in town centres. The national planning policy is for main town centre uses to be located in town centres, then in edge of centre locations and
only if suitable sites are not available should out of centre sites be considered. to avoid developments of this nature in the future unless it can be demonstrated that they will bring positive economic growth and not impact
negatively on the vitality or viability of nearby centres. However, these existing retail parks will be shown as ‘employment land’ on the Policies Map and protected against redevelopment for non-employment uses (particularly
housing) in recognition of the local employment they provide.

Suggested modification: Reword the second paragraph in Policy PP2:

…sequential test for proposed main town centres.
“Retail development should take place at a scale be appropriate to the size and function of the centre within which it is to be located. To guide this approach, the following retail
hierarchy is defined:
Major Town Centre…
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Policy PP3: Village and Neighbourhood Centres
Summary of representation

Proposed change to Local Plan

Council response

Contact details

No specific changes to Policy PP3 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Objection to residential, employment site and a new village
centre development in Weeley. Residents of Weeley are
content with their current rural village centres which include
The Street with the Black Boy Public House and St. Andrew’s
School. They should not have a new neighbourhood centre
imposed on them as set out in policy PP3. People other than
local residents should not have the right to change the nature
and identity of the village against the vast majority of the
village residents views.

No specific changes to Policy PP3 suggested.

Y

Y

H

N

1106162

LPPuD401

Persimmon
Homes –
Matthew
Parsons

Y

Y

Y

H

N

We support Policy PP3 which encourages small-scale retail
development to serve day-to-day needs. The Policy identifies
a proposed neighbourhood centre at Rouses Farm Garden
Suburb. Persimmon Homes are proposing that the site
accommodate a neighbourhood centre which would include
provision for a medical facility and retail opportunity. The scale
of the facility seeks to meet local day-to-day needs and will not
exceed to the ˜local impact threshold” in PP4 and as such
would not threaten the viability or vitality of existing centres.

H

N

Effective

Y

Justified

Persimmon
Homes –
David
Moseley

Positively
prepared

LPPuD246

Sound

1022640

Duty to Cooperate

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]
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Representations from Technical Stakeholders
None received.
Representations from Businesses, Landowners and Developers

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Community Representatives

None received.
Representations from Members of the Public
1007238

LPPuD489

Carol
Bannister

Y

Y

N

X

X

X

X

There is no suggestion of a new village centre
development tin Weeley within the publication draft
neither in Policy PP3 or Policy PP4. Mrs. Bannister
objects to the allocation of land south of Thorpe Road,
Weeley through Policy SAMU5 and her objections are
mainly addressed under that policy. No specific
changes to Policy PP3 are being suggested.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Although there are no specific objections to the wording within Policy PP3, it is suggested that the proposed development at Hartley Gardens (SAMU2) be included within the list of Existing and Proposed Neighbourhood Centres,
for consistency with other SAMU allocations.
Suggested Modification: Addition of Hartley Gardens site to list of Existing and Proposed Neighbourhood Centres.

…
Existing and Proposed Neighbourhood Centres









Bluehouse Avenue, Clacton
Bockings Elm, Clacton
Broadway, Jaywick Sands
Burrs Road, Clacton
Cambridge Road, Clacton
Coopers Lane, Clacton
Coppins Road, Clacton
Gravel Hill Way, Harwich







Woodlands Close, Clacton
Upper Dovercourt
Frinton Road, Holland-on-Sea
Waterside, Brightlingsea
Neighbourhood centre at St Johns Road,
Clacton
 New neighbourhood centre proposed for
Oakwood Garden Suburb
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 Junction of Tamarisk
Way/Broadway, Jaywick
 Thorpe Road, Kirby Cross
 Tudor Parade, Marlowe Road,
Jaywick Sands

 New neighbourbood centre proposed for
Rouses Farm Garden Suburb
 New neighbourhood centre proposed for
Hartley Gardens Garden Suburb
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Policy PP4: Local Impact Threshold
Council response

Contact details

Set the local impact threshold for all town centres
at 2,500 sqm in line with the default threshold set
out tin the NPPF.

The NPPF in paragraph 89 clearly advocates the use
of proportionate, locally set floorspace thresholds with
the default of 2,500 sqm applying in the absence of
locally set figure. A locally set threshold has been
recommended by both the WYG Retail Study, and the
LSH update in 2020. It is considered appropriate to
use the thresholds which are based on the most up-todate evidence. The Council takes the vitality and
viability of existing centres very seriously and the
purpose of an impact assessment is to ensure the
Council can make decisions on out of centre
developments with proper information about the likely
impacts on existing centres.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

A threshold of 750sqm should be applied across
the District through Policy PP4.

A locally set threshold has been recommended by
both the WYG Retail Study, and the LSH update in
2020. It is considered appropriate to use the
thresholds which are based on the most up-to-date
evidence. The Council takes the vitality and viability of
existing centres very seriously and the purpose of an
impact assessment is to ensure the Council can make
decisions on out of centre developments with proper
information about the likely impacts on existing
centres.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Policy PP4 sets a local impact threshold of between 250 sqm
and 929 sqm, depending on the location within the district.
This is significantly lower than the 2,500 sqm threshold within
the NPPF (paragraph 26). Whilst some of the centres have
much smaller units where the impact of a small unit might a
matter for consideration, the WYG evidence is focused on
local centres, rather than the major, town and district centres
that the policy considers. Therefore, it does not follow there
should be an automatically lower threshold. The setting of the
threshold also needs to consider the health of the centres and
the extent to which a small amount of floorspace will compete
with the nearest centre. A further minor point is that 929 sqm
figure appears to be surprisingly precise. Also, in a situation
where a site is close to more than one centre, there is a
question as to which threshold should be used when referring
to a defined town centre. Furthermore, in established or
committed out of centre destinations (such as the Harwich
Valley development), a small extension of the levels proposed
are unlikely to result in any perceivable impact.

The approach should be reconsidered, potentially
adopting a more straightforward impact threshold
across the whole district which would overcome
the concerns explained above.

A locally set threshold has been recommended by
both the WYG Retail Study, and the LSH update in
2020. It is considered appropriate to use the
thresholds which are based on the most up-to-date
evidence. The Council takes the vitality and viability of
existing centres very seriously and the purpose of an
impact assessment is to ensure the Council can make
decisions on out of centre developments with proper
information about the likely impacts on existing
centres. In response to the concern about the
implementation of the policy if more than one centre is
affected, the Council will advise at pre-application
stage as to the relevant centre and the applicable
threshold. In reality, if development is likely to impact
on one or more centres, the lower of the relevant
thresholds will apply. No specific changes to the policy
are considered necessary to address this point.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Supporting
docs

Proposed change to Local Plan
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[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

H

N

The NPPF Default Impact Threshold is 2,500 sqm gross which
is a carefully considered threshold which is proportionate in
terms of the relationship to most likely scenarios. However, a
threshold of 929 sqm for the District’s one and only Major
Town Centre is wholly inappropriate. Whilst centres lower
down the hierarchy i.e. those defined as ‘Town Centres’ might
benefit from having an impact threshold of lower than 2,500
sqm there is a logic in their being treated consistent with their
status in the hierarchy. Thus, the five Town Centres ought to
have the same threshold which reflects their role and function.
Indeed, adopting that approach would lend further support to
Clacton’s threshold being at the default level so that it is
distinguished from Frinton, which the Plan suggests should
share its impact threshold.
For simplicity we suggest that a threshold of 750sqm is
applied across the District.

Representations from Technical Stakeholders
None received.
Representations from Businesses, Landowners and Developers
1022789

LPPuD380

Britton
Properties Ltd
(c/o Martin
Robeson –
MRPP)

Y

Y

N

X

1106153

LPPuD365

Sainsbury’s
Supermarkets
Ltd (c/o Diogo
Duraes Indigo
Planning Ltd)

Y

Y

N

X

1105873

LPPuD72

Williams
Group (c/o Q
& A Planning
Ltd)

Y

Y

N

X

X

X

H

Representations from Community Representatives

None received.
Representations from Members of the Public

None received.

The representations come from developers and retailers that either operate retail developments in the district or have extant planning permission for new ones. The objections relate specifically to the impact thresholds set out in
Policy PP4 i.e. 929 sqm gross floorspace applicable to Clacton and Frinton Town Centres and 250 sqm applicable to Dovercourt, Walton, Brightlingsea, Manningtree and Harwich Town Centres. The NPPF encourages Council’s to
set their own thresholds and the Council has done so, in line with the advice of WYG in the Council’s Retail Study. The suggestion that the Council should revert to the NPPF’s default threshold of 2,500 sqm is therefore not
9

Tendring District Local Plan 2013-2033 and Beyond; Publication Draft – Schedules of representations and responses – Chapter 6: Prosperous Places
accepted and neither is the suggestion of 750 sqm threshold for all centres.
The updated Retail Study conducted in 2020 by Lambert Smith Hampton has recommended that a lower threshold should be applied, which would be reflected in an additional paragraph to the supporting text and modifications to
Policy PP4.
In response to the concerns raised by Britton Properties Ltd in respect of both the objectives of the Local Plan and Policy PP1 and the issue of qualitative need and ‘clawing back’ lost trade from other centres, it is suggested that an
addition to this policy is made.
Suggested modification: Ammend paragraphs 6.3.4 and 6.3.5 of the supporting text to reflect the revised NPPF (2019).

6.3.4

Paragraph 26 of t The NPPF states that:

6.3.5

‘When assessing applications for retail, leisure and office retail and leisure development outside of town centres, which are not in accordance with an up-to-date Local plan, local planning authorities should require an
impact assessment if the development is over a proportionate, locally set floorspace threshold (if there is no locally set threshold, the default threshold is 2,500 sq.m of gross floorspace)’. This should include assessment
of:
 the impact of the proposal of existing, committed and planned public and private investment in a centre or centres in the catchment area of the proposal; and
 the impact of the proposal on town centre vitality and viability, including local consumer choice and trade in the town centre and wider retail catchment (as applicable to the scale and nature of the scheme). area, up to
five years from the time the application is made. For major schemes where the full impact will not be realised in five years, the impact should also be assessed up to ten years from the time the application is made.

Suggested modification: Addition of parapgraph 6.3.8 in light of the updated Retail Study.

6.3.8

The LSH Retail Study (2020) reviewed the thresholds on light of updated estimates of need and has advised that a threshold of 350 sq.m gross for convenience and comparison goods retailing in Clacton and Frinton
would be reasonable, to allow the LPA sufficient flexibility to assess the merits and implications of edge and out-of-centre retail floorspace proposals, with a threshold of 250 sq.m for other centres in the district.

Suggested modification: Amend thresholds for Clacton and Frinton, and add a paragraph to the end of Policy PP4:

Policy PP 4
LOCAL IMPACT THRESHOLD
Applications for retail, leisure and office development outside of a centre as defined on the Policies Map, which are not in accordance with the Local Plan, will require an impact
assessment if the development is over the following floorspace thresholds in the defined Town Centre:
a. Clacton - 929 350 sq.m gross floorspace
b. Frinton-on-Sea - 929 350 sq.m gross floorspace
c. Dovercourt - 250 sq.m gross floorspace
d. Walton-on-the-Naze - 250 sq.m gross floorspace
e. Brightlingsea - 250 sq.m gross floorspace
f. Manningtree - 250 sq.m gross floorspace
g. Harwich - 250 sq.m gross floorspace
In determining planning applications, the Council will consider quantitative and qualitative impacts of the development on town centre vitality and viability, measures aimed at
mitigating and minimising impacts and opportunities to claw back trade lost to other town centres both within and outside of the district.
This Policy contributes towards achieving Objectives 3 and 6 of this Local Plan.
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Policy PP5: Town Centre Uses
Council response

Contact details

Supporting
docs

Proposed change to Local Plan

Hearing/
written rep

Consistent
with national
policy

Effective

N

Justified

Y

Positively
prepared

Summary of representation

Sound

Name.
Organisation

Duty to Cooperate

Rep ID

Legally
compliant

ID

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

H

N

Historic England suggest the current criterion of point G Policy
PP5 should be a standalone sentence within the policy.

Make g) a stand-alone sentence within Policy PP5.

In the time that has elapsed since the Local Plan was
submitted, the economic landscape for town centres
has changed dramatically in response, not only to the
rise in internet shopping, but more recently because of
the coronavirus pandemic. Government policy has
changed to encourage more flexibility in town centres,
including through changes to the use class orders.
Some significant changes to the wording of Policy PP5
are therefore suggested.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

H

N

The Primary and Secondary Shopping Frontage boundary to
Clacton town centre has been drawn too widely. The Primary
area should be focused on the trading core of the centre as
represented by main multiple retailers. The Secondary
frontage extends to include a wider diversity of uses but which
are nevertheless functionally related to the Primary area. The
existing Waterglade Retail Park is functionally separate from
the town centre and located beyond 300 metres from what
ought to be considered a reasonable edge of the primary
shopping area. That is the defining factor for the consideration
of sites that would then be regarded as ‘out of centre’. It is
noted that there has been no attempt to draft a policy dealing
with sequential assessment. It is accepted that this is
unnecessary because the policy as set out in the NPPF at
paragraph 24 is wholly adequate. However, if the Council wish
to import in to the Local Plan (that policy as it is drafted) we
would have no objection.

Reduce the extent of the Primary Shopping
Frontage area on the trading core of Clacton Town
Centre. Removed Waterglade Retail Park from the
Town Centre boundary. Consider including details
of the NPPF sequential assessment in the Local
Plan.

In the time that has elapsed since the Local Plan was
submitted, the economic landscape for town centres
has changed dramatically in response, not only to the
rise in internet shopping, but more recently because of
the coronavirus pandemic. Government policy has
changed to encourage more flexibility in town centres,
including through changes to the use class orders.
Some significant changes to the wording of Policy PP5
are therefore suggested.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Technical Stakeholders
1036980

LPPuD129

Historic
England – Dr.
Natalie Gates

Y

X

Representations from Businesses, Landowners and Developers
1022789

LPPuD381

Britton
Properties Ltd
(c/o Martin
Robeson –
MRPP)

Y

Y

N

Representations from Community Representatives

None received.
Representations from Members of the Public

None received.

On 29th October 2019, the Council’s Planning Policy and Local Plan Committee considered recommendations for significant amendments to Policy PP5 aimed at allowing a more flexible range of activities in response to the
changing role and function of town centres, the decline of traditional retail on the high street and government changes to the Use Classes Order. The role and function of town centres is changing rapidly as the way people shop
and enjoy their free time is shifting with the rise of online shopping, banking and other services and the associated decline in traditional retail on the high street. Town centres across the country are having to find new ways of
attracting activity and footfall through providing a unique and attractive offer or experience.
Notwithstanding the protection afforded to A1 retail use in the Council’s policies as submitted, changes to the Use Classes Order that took effect in September 2020 combined retail uses with a number of other commercial,
business and services uses into the new Use Class E. With these changes in mind, the Council now considers that a more flexible approach is required to make our town centres more resilient, ensure that the national decline in
retail on our high streets does not result in an increase of vacant shop units and to encourage a diverse range of activities, including eating, drinking and community-based activities as well as new residential accommodation, in the
interest of vibrancy and vitality.
To achieve the above, it is recommended that Policy PP5 in Section 2 of the Council’s emerging Local Plan could be amended to remove designated primary and secondary ‘shopping frontages’ which sought primarily to protect A1
retail and are thus in conflict with the thrust of current government policy. The amended policy would still however retain a ‘town centre boundary’ where a wide range of ‘town centre uses’ will be encouraged, which, as defined in
the NPPF would include:



Retail development (including warehouse clubs and factory outlet centres);
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leisure, entertainment and more intensive sport and recreation uses (including cinemas, restaurants, drive-through restaurants, bars and pubs, nightclubs, casinos;
health and fitness centres, indoor bowling centres and bingo halls);
offices; and arts, culture and tourism development (including theatres, museums, galleries and concert halls, hotels and conference facilities).

It is also suggested that residential development could form part of the mix of uses allowed within town centres to support footfall, vibrancy, natural surveillance and security – helping also to support the evening and night time
economies.
The amended policy would also retain a defined ‘primary shopping area’ within the core of the town centre where the use of property would be restricted to those allowed under the amended Use Classes Order and where
residential use would only be permitted on upper floors above shop units. Some flexibility might need to be allowed in respect of parking provision and private amenity space for residential development in such core areas.
Suggested modification: Reword paragraphs 6.4.1 – 6.4.4 in the supporting text to reflect the revised NPPF (2019).

6.4.1

Paragraph 23 of The National Planning Policy Framework (NPPF) requires that planning policies should support the role that town centres play at the heart of local communities, by taking a positive approach to their
growth, management and adaptation policy should be positive, promote competitive town centre environments and set out policies for the management and growth of centres over the plan period. Therefore, it is vital that
the future needs of the District’s town centres are addressed through the Local Plan.

6.4.2

With regard to the location for new retail, leisure and other town centre development (as defined in the NPPF), the Council will adopt the ‘sequential approach’ as set out in the NPPF. This states that for retail development
the first preference should be for town, district or local centre sites, where suitable sites are available, followed by edge-of-centre sites, and only then out-of-centre sites. With regard to edge-of-centre and out-of-centre,
locations that are accessible by a choice of means of transport and well connected to the town should be a preference preference should be given to accessible sites which are well connected to the town centre.

6.4.3

The NPPF states that local authorities should define areas within their town centres as primary shopping areas. These areas comprise the parts of the town centre where retail development is concentrated. It is the
primary shopping areas of the town centres which are the preferred location for new retail development. According to the NPPF, the primary shopping area should contain the primary shopping frontages and secondary
shopping frontages which are adjacent, and closely related to, the primary shopping frontages.

6.4.4

Paragraph 23 of The NPPF states that the planning authorities should define the extent of the town centres and primary shopping areas, based on clear definition of primary and secondary frontages, and set policies that
make clear which uses will be permitted in such locations.

Suggested modification: Addition of paragraph 6.4.5 to address changes to the Use Classes Order that took effect in September 2020.

6.4.5

Use Class E, which came into effect in September 2020, incorporates not only those uses which the NPPF defines as ‘Main town centre uses’, but also certain other uses such as medical services and some industrial.
Changes between uses within this class will not be subject to a planning application, which will promote further diversification of town centres.

Suggested modification: Amend paragraphs 6.4.1.1 – 6.4.3.4 to reflect the revised NPPF (2019), and remove definitions of Primary and Secondary Shopping Frontages.

6.4.1

Primary Shopping Area

6.4.1.1 The Primary Shopping Areas shown on the Policies Maps and Local Maps are the defined areas where retail development is concentrated (generally comprising the primary and those secondary frontages which are
adjoining and closely related to the primary shopping frontages).
6.4.2

Primary Shopping Frontage:

6.4.2.1 Primary frontages are likely to include a high proportion of retail uses which may include food, drinks, clothing and household goods. To promote a busy and attractive town centre new retail opportunities will be
concentrated within the Primary frontage, providing a focus for activity and preventing key uses from being dispersed throughout the centre.
6.4.3 Secondary Shopping Frontage:
6.4.3.1 Secondary frontages provide greater opportunities for a diverse use such as restaurants and cafés, cinemas and offices. This supports independent and convenience retailers and non-retail uses. These uses form an
important complementary function and by allowing a higher proportion of non-retail uses and promotes diverse uses.
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6.4.3.2 The WYG Retail Study (2016) reviewed the uses in the town centres and recommended the shopping frontages. The Primary Shopping Area (PSA) and the town centre boundary are identified on the Policies Map.
6.4.3.3 Identification of the Primary Shopping Area (PSA) and town centre boundary is necessary as these form the basis for the application of the sequential test for applications for town centre uses. The NPPF defines the edge
of centre for retail purposes as a location that is well connected and up to 300m from the PSA. For all other main town centre uses (leisure, entertainment, arts, culture and tourism) this is a location within 300m of the
defined town, district, village or neighbourhood centre boundary and for office development, a site within 500 metres of a railway station public transport interchange.
6.4.3.4 In exceptional cases where the Council agrees that retail, leisure or office development outside of a defined centre could be justified, applications may need to be accompanied by an ‘impact statement assessment’,
which, in accordance with the National Planning Policy Framework, must include an assessment of:
 the impact of the proposal on existing, committed and planned public and private investment in a centre or centres in the catchment area of the proposal; and
 the impact of the proposal on town centre vitality and viability, including local consumer choice and trade in the defined centres and wider retail catchment (as applicable to the scale and nature of the scheme).
area, up to five years from the time the application is made. For major schemes where the full impact will not be realised within five years, the impact should also be assessed up to ten years from the time the
application is made.

Suggested modification: Significant changes to Policy PP5 as follows with the associated deletion of primary and secondary shopping frontages from the Policies and Local Maps:

Policy PP 5
TOWN CENTRE USES
The Town centre Boundary and the Primary and Secondary Shopping Frontages are defined on the Policy Maps.
Within Town Centre boundaries (as shown on the Policies Maps and Local Maps), proposals for development or change of use for ‘main town centre uses’ (as defined in Policy
PP2 and the National Planning Policy Framework) as well as residential development will be permitted where they comply with other relevant policies in this Local Plan and
support the vitality and viability of the town centre.
Within the Primary Shopping Area, proposals for development will be permitted where they:
a.
b.
c.
d.
e.
f.
g.

are for main town centre uses, as defined in the NPPF; or
will promote the vitality and viability of the centre, including proposals for residential development; or
will involve the conversion or re-use of upper floors; and/or
deliver high quality active ground floor frontages; and
within the Primary Shipping Frontages A1 uses (shops) comprise at least 70% of the shopping frontages; and
within the Secondary Shopping Frontages main town centre uses remain dominant; and
any change of use will be considered against the aims of this policy.

Within the ‘Primary Shopping Area’, the use of ground floor shop units will be restricted to uses within Use Class E (Commercial, business and service uses). Residential
development will only be permitted on upper floors above shop units and will be required to provide an adequate level of parking and amenity space that takes into account access
to shops, services and facilities, public transport provision and proximity to public open space.
This Policy contributes towards achieving Objectives 3 and 6 of this Local Plan.
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Policy PP6: Employment Sites

Policy PP6 is concerned with existing employment
sites as opposed to proposed allocations, but it is
agreed that these are best shown on the Policies
Maps of the Local Plan. A modification to this effect is
recommended.
Policy PP6 is clear that it relates to existing
employment sites as opposed to those yet to be
delivered. No changes are considered necessary to
make it any clearer. The phasing of development at
Harwich Valley is a matter to be determined through
the Development Management process in discharging
the relevant planning condition. The concern raised
here is in relation to advice contained within the 2016
Employment Land Review in respect of phasing rather
than the wording of the policy itself. No changes to
Policy PP6 are therefore required in response to this
comment and it is not agreed that the evidence should
be amended.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

The criteria need to be considerably simplified and
refer to whether the loss of the site or premises is
justified in terms of the available stock (in
quantitative and qualitative terms) of other existing
floorspace and allocated land and the market take
up of that supply.

Agreed that the Local Plan should define the protected
employment sites. Disagree that paragraph 22 is
relevant to currently occupied employment areas as it
relates more to unimplemented employment
allocations. Agree that the wording of the policy
requires amendment to delete reference to a
‘prolonged marketing campaign’ alongside other
modifications recommended below.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Ensure the Local Plan caters for economic growth
across a range of sectors.

The Council’s 2013 Economic Strategy (which has
now been updated in 2020), supplemented by more
detailed (and recently updated) studies on
employment land and retail provide a thorough
assessment of the Tendring economy across all
relevant sectors and identifies the key opportunities for
economic growth. The objectives and policies in the
Local Plan are aligned with the Economic Strategy and
seek to support growth across a range of sectors.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

N

X

X

X

X

H

N

The application of the policy is not clear.

Show the potential employment sites in the Local
Plan itself.

Y

N

X

X

X

X

H

N

Make Policy PP6 clearer that it relates to existing
employment sites as opposed to those yet to be
delivered. Amend the Employment Land Review to
remove the advice in respect of phasing at the
Harwich Valley development.

Y

Y

N

X

X

H

N

Y

Y

N

X

H

N

This policy concerns existing employment sites and not sites
that already have permission but have yet to be developed nor
allocated sites. We support this approach, although the policy
should make this clear to avoid any confusion. The policy
references the current employment land review and it is noted
that in the key sites section of this document, the Harwich
Valley site is considered. It recommends that the developer to
provides 100% of the start-up units and put in place the
infrastructure required (serviced plots) for the
industrial/warehouse units by the time 50% of the residential
and retail have been completed. This approach is wholly
unjustified since it would put an unreasonable burden on the
scheme’s deliverability, and in any event, it is not what has
been agreed as part of the planning permission. It is
suggested that this is deleted from the Council’s evidence.
It is wholly inappropriate for policy wording to refer to the
identification of sites within an evidence base, rather than with
the content of the Plan itself. The five criteria for assessing
whether such sites can be used for other purposes all need to
be met. The criteria when combined clearly go well beyond the
test set out at paragraph 22 of the NPPF. That relies upon the
decision taker having regard to market signals (i.e. the supply
of land and demand for it) as well as the need for the
alternative use to come forward in order to meet sustainable
development needs. It is also wholly inappropriate for the
Development Plan to require ‘evidence of prolonged
marketing’ before a vacant building can be re-used for some
other beneficial purpose. It is for the Local Plan to determine
whether there is enough land and premises in business use
and for appropriate action to be taken according to that
research. The Council have an evidence base that indicates
that additional land is required and it is in contrast not for the
Development Plan to defer decisions on the re-use of vacant
(or indeed other buildings) to some future date but to use the
Plan itself as the tool that will make decisions. The purpose of
the Development Plan is to determine how much stock
whether a premises or land, is required and to enable
decisions to be made without delay (paragraph 14). There is
no need for the policy to refer to retail and town centre use
proposals needing to be subject to other policies in the Plan.
Whilst the Plan deals with retail and tourism it fails to address
the real diversity of employment opportunities that the District
needs to foster. This is recognised in the Vision in terms of a
significant resurgence of the economy with new job
opportunities in the retail, leisure, hospitality and health
sectors•. However, there is little, if any analysis of the scale,
role and function of jobs in terms of jobs in non-B Class
sectors. This seems to be a fundamental deficiency in the
preparation of the Plan through the various evidence basis.
This is notwithstanding the reference to the Council having
undertaken extensive consultation with residents and
businesses from whom it is said to be clear that delivering a
strong economy that provides more jobs for local people is a
high priority see paragraph 6.0.3.

Positively
prepared

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

Sound

Supporting
docs

Contact details

Hearing/
written rep

Council response

Consistent
with national
policy

Proposed change to Local Plan

Effective

Summary of representation

Justified

Name.
Organisation

Duty to Cooperate

Rep ID

Legally
compliant

ID

Representations from Technical Stakeholders
None received.
Representations from Businesses, Landowners and Developers
1022061

LPPuD289

TW Logistics
Ltd

N

1105875

LPPuD73

Williams
Group (Peter
Keenan, Q+A
Planning Ltd)

Y

1022789

LPPuD383

Britton
Properties Ltd
(c/o Martin
Robeson –
MRPP)

1022789

LPPuD376

Britton
Properties Ltd
(c/o Martin
Robeson –
MRPP)
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1106169

LPPuD424

Silverton
Aggregates
(c/o Peter Le
Grys –
Stanfords)

N

X

X

X

Y

N

1106169

LPPuD442

Stanfords
(c/o Peter Le
Grys –
Stanfords)

N

X

X

X

N

N

1106169

LPPuD442

Stanfords (c/o
Peter Le Grys
– Stanfords)

N

X

X

X

N

N

1007356

LPPuD218

Silverbrook
Estates (c/o
Tony Collins,
Collins &
Coward Ltd)

Y

X

X

H

N

Y

Y

Policy PP6 is considered to be ambiguous and unreasonable
in seeking to protect sites without a clear understanding of the
Issues that apply to each of these sites. To date we have
experienced the Council's rather unhelpful approach to
preventing the reuse and redevelopment of the site for
residential purposes where their existing use has become
inappropriate or redundant through the demands and needs of
the business community in the 21"t Century. The approach
suggested within draft Policy PP6 maintains this resistance to
change, requiring excessive and unnecessary barriers to be
overcome, often far beyond a proportionate response to
seeking the retention of employment land. It is suggested at
the very least that the policy should be better defined. In this
instance the site could be better used for providing starter
homes in accordance with the government's initiative,
providing a material benefit for the younger population of the
town.
The policy is ambiguous and unreasonable in the form
suggested. To date we have experienced the Council's rather
dogmatic approach to preventing the re-use and
redevelopment of commercial buildings for other purposes
where their existing use has become inappropriate through the
demands and needs of the business community In the 21st
Century. The approach suggested within Policy PP6 maintains
this resistance to change, requiring excessive and
unnecessary barriers to be overcome, often far beyond a
proportionate response to seeking the retention of
employment land. It Is suggested at the very least that the
policy should be better defined, particularly criteria b which Is
too simplistic and generalised, and criteria e where no details
have been provided of the term of marketing required.
'Prolonged' is considered to be unreasonable and not specific.
Policy PP6 Is considered to be ambiguous and unreasonable
in the form suggested. It requires excessive and unnecessary
barriers to be overcome, often far beyond a proportionate
response to seeking the retention of employment land. It Is
suggested at the very least that the policy should be better
defined, particularly criteria b which Is too simplistic and
generalised, and criteria e where no details have been
provided of the term of marketing required.
'Prolonged' is considered to be unreasonable and not specific.

Reword the policy to make it more flexible and to
avoid excessive and unnecessary barriers.

The retention of existing employment sites is an
important element of the Council’s Economic Strategy
and this is reflected in the approach taken through
Policy PP6. The policy does allow for redevelopment
to residential or other non-employment uses if the
criteria of the policy can be satisfied. It is agreed
however that the wording of the policy needs to be
improved to ensure it is not overly restrictive and that
the criteria are workable in practice. Modifications are
recommended below.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

It Is suggested at the very least that the policy
should be better defined, particularly criteria b
which Is too simplistic and generalised, and criteria
e where no details have been provided of the term
of marketing required. 'Prolonged' is considered to
be unreasonable and not specific.

The retention of existing employment sites is an
important element of the Council’s Economic Strategy
and this is reflected in the approach taken through
Policy PP6. The policy does allow for redevelopment
to residential or other non-employment uses if the
criteria of the policy can be satisfied. It is agreed
however that the wording of the policy needs to be
improved to ensure it is not overly restrictive and that
the criteria are workable in practice. Modifications are
recommended below.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

It Is suggested at the very least that the policy
should be better defined, particularly criteria b
which Is too simplistic and generalised, and criteria
e where no details have been provided of the term
of marketing required. 'Prolonged' is considered to
be unreasonable and not specific.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Jobs will only be created if there is a requisite increase in the
resident population by increasing housing numbers in Walton.
Walton relies on tourism which has changed in part from long
stay visitors to day visitors. This has led to a decline in holiday
accommodation away from hotels, B&Bs and chalets.
However, to redress this change jobs need to be focused not
only on the daily visitor tourism but also for long stay visitors.
Job creation needs to support the community. There will
always be a proportion of jobs out side of Walton and
residents will commute to those locations. However, job
growth within Walton is vitally important to the future of the
community. Titchmarsh Marina is a major employer in Walton
and the further development of the Marina for tourism will
increase employment in the Town.

Allocate Titchmarsh Marina for employment
growth.

The retention of existing employment sites is an
important element of the Council’s Economic Strategy
and this is reflected in the approach taken through
Policy PP6. The policy does allow for redevelopment
to residential or other non-employment uses if the
criteria of the policy can be satisfied. It is agreed
however that the wording of the policy needs to be
improved to ensure it is not overly restrictive and that
the criteria are workable in practice. Modifications are
recommended below.
There is already a significant amount of housing
development happening at the Martello site in Walton
to help stimulate economic growth in service sectors.
Titchmarsh Marina is not a suitable location for
general employment use (B1, B2, B8 due to its limited
access and its location at Hamford Water
SPA/Ramsar Site. However, if a suitable development
proposal that was complementary to the marina and
addressed any concerns over flood risk and ecology
came forward, it could be considered on its individual
merits.

Concern is expressed that potential employment sites in the
district are not identified in the consultation document to back
up the employment vision.

Show the potential employment sites in the Local
Plan itself.

Policy PP6 is concerned with existing employment
sites as opposed to proposed allocations, but it is
agreed that these are best shown on the Policies
Maps of the Local Plan. A modification to this effect is
recommended.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Community Representatives
1007323

LPPuD200

Mistley Parish
Council

Representations from Members of the Public

None received.

Britton Properties Ltd have questioned whether or not it is appropriate to apply protection, through Policy PP6, to sites identified in the latest Local Plan Review without specifically defining them on the Policies Maps. The
advantage of not defining the individual employment areas would be for it to allow regular updates to the evidence base to be undertaken without the need to review the Local Plan, thus providing flexibility in response to changing
market conditions. On the other side of the argument, defining the sites on the Policies Maps gives clarity to the reader as to the area affected and protected by the policy. On reflection, the latter is the more appropriate approach
and reflects the traditional approach taken through Local Plans. It also reflects the approach taken by Braintree and Colchester Councils in Section 2 of their Local Plans.
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On 29th October 2019, the Council’s Planning Policy and Local Plan Committee considered an updated Employment Land Review undertaken by consultants Hatch Regeneris which supersedes the 2016 study prepared by Aspinal
Verdi. The Committee agreed with suggested amendments to the Local Plan to identify specific employment sites on the Policies Map of the Local Plans and to amendments to the wording of Policy PP6 itself aimed at addressing
some of the concerns raised in the representations.
The ‘Employment Land Review’ is part of the evidence base to inform the Local Plan’s employment land policies and to help determine which sites to protect or allocate for business and industrial use.
An Employment Land Review was initially undertaken by consultants on behalf of the Council in 2013 and was updated in 2016 and again in 2019. Key findings from the latest 2019 update include the following:


Projected demand for additional employment land (over and above existing sites already in employment use) is forecast to be low for the period to 2033 (between 0 hectares and 9 hectares), based on market trends and
analysis of different scenarios.



Sites with extant outline or detailed planning permission already account for over 27 hectares of future employment land and an additional 17 hectares are allocated for employment use in the emerging Local Plan and are
available to the open market.



A further 53 hectares of land across a variety of additional sites have been assessed for their potential suitability for business and industrial use and these might provide options for further development in the longer term
(potentially through a future review of the local Plan).



The existing range of operational employment sites across the district continue to play an important role in meeting the needs of existing businesses and most should continue to be protected, however some sites have been
identified as not suitable for further business activity beyond the specific requirements of their current occupiers and could be considered for alternative forms of development if current operations were to cease.

Overall, the Employment Land Review demonstrates that there is already more than enough employment land available in Tendring to meet projected demand for business and industrial floor space up to 2033 and there is
consequently no need to include any additional land in the emerging Local Plan over and above what is already allocated.
Policy PP6 seeks to protect existing operational sites for employment use. However, having considered some of the constructive criticisms within the representations, the wording of the policy could be simplified and the plan would
also be greatly improved if the policies maps and local maps could expressly show the location of the existing employment sites to be protected – as opposed to requiring the reader to refer separately to the latest Employment
Land Review document.
Based on the findings of the 2019 Employment Land Review, suggested amendments would include identifying the following employment sites as protected sites in the Local Plan:
























Ford Road (Newman) Industrial Estate, Clacton;
Oakwood and Crusader Business Park, Clacton;
Gorse Lane Industrial Estate, Clacton;
Valleybridge Road Industrial Estate, Clacton;
Oxford Road Industrial Estate, Clacton;
SATO Site, Valley Road, Harwich (supporting the current planning proposal to reconfigure the factory within its site alongside new housing);
Durite Works, Valley Road, Harwich;
Mercedes Site, Bathside, Harwich;
Europa Way, Harwich;
Kirby Cross Trading Estate, Clare Road, Kirby Cross;
Harmer’s Foundry, Walton on the Naze;
Lawford Dale Industrial Estate, Manningtree;
EDME Maltings, Mistley (working with owners to secure the future re-use of heritage buildings);
Crisp Maltings, Mistley;
Mistley Marine, Mistley;
Mistley Port, Mistley;
Morses Lane Industrial Estate, Brightlingsea;
Shipyard Estate, Brightlingsea;
Old Ipswich Road, Ardleigh.
Lanswood Park, Elmstead Market
Plough Road Centre, Great Bentley;
Martell’s Pit Industrial Estate, Ardleigh; and
Rice Bridge Industrial Estate, Thorpe le Soken
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With the exception of EDME Maltings, which is the subject of a specific mixed allocation through Policy SAMU1, a modification to have these employment sites shown on the Policies Maps is recommended. It is also suggested that
the Merecedes Site at Bathside Bay, Harwich is also shown as a protected employment site now that employment use has been established there.
Turning to the wording of Policy PPL6, some of the objections do highlight some problems with the practical implementation of the criteria. For a non-employment use to be considered acceptable on an employment site, criterion a)
requires that it must not have an adverse impact on the primary employment uses(s) in the locality, which is a perfectly sensible requirement for an employment protection policy. It then goes on, in criterion b), to require that there
is no reduction in the overall supply and quality of employment land and premises within the locality, which implies that under no circumstances can there be a net loss – although this is not entirely clear. Criterion c) then also
requires the development to deliver economic regeneration benefits to the site and/or area, which is not always possible if a commercial use is lost to housing. Criteria d) then also requires the development to resolve existing
conflicts between land uses, which is not always relevant or possible. Criteria e) then also requires evidence of prolonged marketing to demonstrate no realistic prospect for continued employment use. On reflection, the objections
raise some valid concerns about the wording of the policy that need to be addressed.
The suggestion from Britton Properties Ltd that the criteria go beyond the requirements of paragraph 22 in the NPPF is noted, however that paragraph states: “Planning policies should avoid the long term protection of sites
allocated for employment use where there no reasonable prospect of a site being used for that purpose. Land allocations should be regularly reviewed. Where there is no reasonable prospect of a site being used for the allocated
employment use, applications for alternative uses of land or buildings should be treated on their merits having regard to market signals and the relative need for different land uses to support sustainable local communities.” This is
clearly more relevant to vacant land that is allocated for future employment use as opposed to existing operational business parks and industrial areas. The protection of established employment areas from a change to nonemployment uses is a key recommendation within the Council’s Economic Strategy and is not considered to be inconsistent with the NPPF. That said, it is agreed that the policy wording needs to be modified to ensure the criteria
are workable.
The circumstances in which a non-employment use might be considered acceptable on a protected employment site must surely boil down to 1) the site has become inherently unsuitable for any form of employment use; 2) the site
is not viable for any form of employment use; 3) the change to a non-employment use would bring about other wider regenerative benefits that would outweigh the concerns about the loss of the existing use; or 4) the use is to be
relocated to more suitable premises.
Suggested modification: Show the protected employment sites on the Policies Maps and relevant policies maps (see separate document showing modifications to maps).

Suggested modification: Reword the first part of Policy PP6 to ensure it is workable in practice, remove reference to use class B1 (Business) which has now been combined into the new Class E, and move the wording in the
second part of the policy to Policy PP13:

Policy PP 6
EMPLOYMENT SITES
The Council will seek to protect existing employment sites, as set out in the Council’s current Employment Land Review shown on the relevant Policies Maps and Local Maps.
These will be safeguarded for B1 (Business), B2 (General Industry) and B8 (Storage or Distribution) purposes and uses that are classified as sui generis if they are akin to
employment type uses and also where appropriate A1 (Retail).
Proposals for employment uses falling outside of use classes B2 or B8 (such as retail, offices, other town centre uses or other ‘sui generis’ uses) on protected employment sites
will be considered on their merits and against other relevant policies within the Local Plan.
Proposals for non-employment uses on these sites will only be considered acceptable if they clearly demonstrate that the alternative use(s):
a. Will not have an adverse impact on the primary employment use(s) in the locality;
b. Will not reduce the overall supply and quality of employment land and premises within the locality;
c. Will deliver economic regeneration benefits to the site and/or area;
d. Will resolve existing conflicts between land uses;
e. Involve a vacant building for which there is clear and robust evidence of prolonged marketing, with registered commercial agents at a reasonable price, to demonstrate that
there is no realistic prospect for continued employment use.
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Proposals for retail and town centre on these sites will also be subject to the requirements of Policies PP1 – PP5 (inclusive) of this Local Plan.
a. it can be demonstrated that the land or premises have become inherently unsuitable for any form of employment use or there is clear and robust evidence of appropriate
marketing with registered commercial agents at a reasonable price to demonstrate no realistic prospect for continued employment use; or

b. the alternative use will either facilitate or result in wider economic regeneration benefits that outweigh the potential loss of employment land or premises on the protected
site.
If criteria a) or b) are met, the proposal must not have an adverse impact on the operation of any remaining businesses on the protected site and must not give rise to any
incompatibility between land uses.
The Council will permit sustainable development proposals for farm and other land based diversification schemes that benefit the rural area. Proposals for re-use or
redevelopment of rural buildings for employment purposes will be considered against the following criteria unless the economic benefits outweigh these criteria:
a. the building is structurally sound and capable of accommodating the proposed use without the need for significant extension or alteration or reconstruction;
b. the proposed use (including any proposed alteration or extensions to the building), its associated operational area, the provision of any services, and/or any amenity space
or outbuildings, would not harm its appearance as a rural building or adversely affect the rural setting of the building in the locality;
c. the proposed use would not create significant levels of traffic, particularly lorries, on rural roads (proposals for employment uses will be required to provide a sustainability
assessment which may include a Travel Plan designed to maximise the opportunities to reduce the need to travel by private car);
d. proposals which would create a significant number of jobs should be readily accessible by public transport;
e. it will not lead to unacceptable levels or types of traffic or problems of road safety or amenity and will not require highway improvements which will harm the character of rural
roads in the area; and
f. early years and childcare provision.
This Policy contributes towards achieving Objectives 2, 4 and 6 of this Local Plan
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Policy PP7: Employment Allocations
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W
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The University of Essex supports Policy PP7 and the
identification of the Tendring Colchester Borders Garden
Community as a major employment allocation. The University
notes, and agrees with, the comments set out at paragraph
6.5.10.

Proposed change to Local Plan

Council response

Contact details

No specific changes to Policy PP7 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

A planning application (17/00440/OUT) for the
Lifehouse Regeneration Project was refused by the
Council in June 2017. That proposal was for the
construction of up to 200 residential units, up to 92
supported and independent care units, 50 luxury
holiday units, a health centre, 1,000 square metres of
business units, 20 space public car park together with
vehicle parking, servicing, landscaping, infrastructure
and ancillary works. There were concerns over the
transport impact, surface water flooding, impact on
heritage assets and the principle of development
outside of the settlement development boundary. That
application was followed by another proposal
(17/01739/OUT) for 200 residential units, an 8-acre
park, landscaping, access roads, associated
infrastructure and ancillary works. There was no
employment units included in the later proposal which
was refused by the Council in January 2018 for similar
reasons (excluding surface water flooding) and later
dismissed on appeal. Agreed that restricting new
potential employment developments to sites within
settlement boundaries severely limits the prospect of
such sites coming forward and a modification is
recommended to address this.
During the examination into Section 1 of the Local
Plan and Policy SP4, the Council discovered an error
in the B-use employment land requirements for
Tendring in the Policy. The 2016 Employment Land
Review had misinterpreted the earlier 2013 Review
which identified a need for 7.1 ha of employment land
but a substantial over-supply of allocated sites (of
some 31ha) to meet that need. These two figures were
incorrectly added together to express a need for 38ha.
Modifications to the plan have been recommended to
the Inspector to change the figures for Tendring to a
range between 12ha and 20ha to reflect both the most
up to date employment forecasts and the level of
provision in the plan. The allocations in Policy PP7
reflect the higher end of the range. The land being
promoted is in a remote location away from any
established settlements so the economic case for
development would need to be very strong. Such a
case is better determined through the Development
Management process through an application. It should
be noted that a 1994 planning application
(94/00445/FUL) for a vehicle service station with
refreshment facilities was refused. Also land adjoining
nearby Cliphedge Farm is the subject of a current (yet
to be determined) planning application, 17/02014/FUL
for two office buildings, including ancillary site works

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Technical Stakeholders
1105514

LPPuD53

University of
Essex

Y

Representations from Businesses, Landowners and Developers
1021851

LPPuD268

Tendring
Farms Ltd
(c/o Richard
Clews – Strutt
& Parker LLP)
Thorpe Hall
Leisure Ltd
(c/o Tony
Collins –
Collins &
Coward Ltd)

Y

Y

N

X

X

X

X

H

N

We support the allocation of employment uses set out in
Policy PP7.

1007356

LPPuD13

Y

Y

N

X

X

X

X

H

N

Include the Lifehouse Regeneration Project in the
Local Plan.

LPPuD15

Thorpe Hall
Leisure Ltd
(c/o Tony
Collins –
Collins &
Coward Ltd)

Y

Y

N

X

X

X

X

H

N

There are no small business allocations in the draft plan.
Policy PP7 needs to be amended to include small employment
allocations in each community. In Thorpe-le-Soken some 1000
sq.m of business units is proposed in a sustainable location as
part of the Lifehouse Regeneration Project. The policy
suggests this will only be acceptable within the settlement
boundary but it is clear the boundary of Thorpe-le-Soken is
drawn so tightly that no business opportunities will be created
in the settlement. The boundary needs alteration and small
sites need to be allocated even if outwith but adjoining the
settlement boundary.
The Council's strategy is to locate employment allocations in
the major settlement locations, including the new settlement
east of Colchester. The strategy also seeks to focus on
particular sectors. However, there is no focus on the growth of
SME's ("Small and Medium Enterprises") within the district
which are present in all communities. Small business centres
such as proposed at the Lifehouse Regeneration Project are
essential to employment growth in a sustainable manner.

1007356

1021061

LPPuD307

NEEB
Holdings
(John Mason,
Carter Jonas)

Y

Y

N

X

X

X

It is unclear why Tendring’s requirement for Employment Land
should have halved from 40ha to 20ha since the Preferred
Options Plan was published in September 2016. NEEB
Holdings believes the provision of appropriately located
designated employment land is vital to economic growth in the
district. It is noted that the Policies Maps (section 12 of the
Plan) show proposed employment sites designated at the
edges of existing towns such as Clacton and Harwich. There
seems to be an underprovision of employment land within
rural areas, particularly along designated strategic transport
routes such as the A120 corridor. A lack of evenly distributed
employment sites throughout the rural areas of the district
does not seem to be a sustainable approach or consistent with
national policy, since it encourages long distance commuting
for residents of the district’s rural areas. According to the
Employment Land Review (Aspinall Verdi, May 2016), which
forms part of the draft plan’s evidence base: 38ha of land
needs to be allocated â€œto provide an effective supply of
employment land (paragraphs ES44 and ES45). At the time
the report was written 19.4ha of land had been identified for
allocation, leaving a further 19ha needing to be allocated.
Paragraph 7.15 states that: The emerging Local Plan needs to
bring forward more employment land and buildings that can
provide proximity to the A12/A120 and Colchester. It seems
that policy SP4 and allocations in draft form fail to comply with
the evidence base, indicating that this policy is not justified

NEEB Holdings believe that their site at the A120
west of Little Bentley should be allocated for
employment or transport services.

N

19

Include the Lifehouse Regeneration Project in the
Local Plan.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Details only available to
the local authority and
the Inspector’s
Programme Officer.
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1022276

LPPuD260

Taylor
Wimpey (c/o
Steven Brown
– Woolf Bond
Planning)

N

N

N

X

X

X

X

H

N

1106155

LPPuD361

Orion Land
and Leisure
(c/o Ashley
Collins – JLL)

Y

Y

N

Y

N

Y

Y

1106169

LPPuD437

Mr. D.
Brasted (c/o
Peter Le Grys
– Stanfords)

N

X

X

X

W

N

1106169

LPPuD447

Croland
Developments
(c/o Peter Le
Grys –
Stanfords)

N

X

X

X

H

N

N

and therefore unsound. Further, the policy does not comply
with the following parts of the National Planning Policy
Framework: Paragraph 7 on ensuring sufficient land is
available to support growth; â€¢ Paragraph 17 stating that
planning authorities should proactively drive and support
sustainable economic development. NEEB Holdings believes
that the Local Authority should look again at the requirement
for and distribution of employment land throughout the district.
The proposed allocations do not appear to have been
positively prepared and do not appear to be consistent with
national policy. Further employment sites in rural areas with
strong transport links, such as along the A120 corridor, should
be allocated in order to meet the requirements set out in
National Planning Policy and the Employment Land Review.
NEEB Holdings believe that their site at the A120 west of Little
Bentley should be allocated for employment or transport
services, as set out later in this response.
The Employment Land Review identifies land north of
Colchester Road, Weeley as providing a sustainable
opportunity to deliver employment land with good access and
prominence. However, and self-evident from the limited
amount of employment land that has been developed in the
recent past, there are viability factors that limit the speculative
provision of new employment sites. We object to the proposed
de-allocation of land to the north of Colchester Road, Weeley
for new employment opportunities. However, we are of the
view that this should be as part of a mixed use scheme to
include additional housing development alongside community
facilities.

(car parking, landscaping, surface water management
pond, new vehicular access points off Harwich Road
and stopping up of existing access).

Allocate land north of Colchester Road, Weeley for
mixed-use development to include an element of
employment land.

Orion is pleased that the Stanton Euro Park site has been
identified as a strategic allocation with employment, retail and
leisure identified as acceptable uses. The site is the most
sustainable location for any retail and leisure expansion in
Harwich given the fact that the location already forms part of
the residential shopping patterns and has tangible links to the
town centre. This assertion is also supported by the
Employment Land Review (2016).
Land at Old Ipswich Road, Ardleigh should not be excluded
from the Colchester Fringe Area. With recent approvals for the
golf range site and other commercial development along Old
Ipswich Road, a more comprehensive approach should be
taken towards commercial development in the locality. The
site should be allocated for commercial B1 development
purposes having regard to its excellent links to the road
network and existing nature of the site itself.

No specific changes to Policy PP7 suggested.

Horsley Cross Policy PP7 falls to recognise that an extant
planning permission exists for the development of 28,200m" B
1 and B8 commercial fIoorspace exists for the site at Horsley
Cross. The Council are fully aware of the Intentions of the land
owner and developer of this site through considerable
meetings and correspondence over the past year. The
exclusion of this site renders the Council's employment land
strategy as being out of date, inaccurate and misguided in its
approach to other allocations suggested within the District.
The policy requires reviewing in the light of this pending major

Allocate land at Horsley Cross for employment use
within Policy PP7.
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Allocate land at Old Ipswich Road, Ardleigh for
employment use within PP7.

A planning application (16/01847/OUT) for
development on land north of Colchester Road was
refused by the Council in April 2017. That proposal
was for up to 380 dwellings, approximately 2.8ha of B1
employment land (including a local centre (A1 and
D1/D2 use), land for a primary school together with
associated amenity and open space provision,
landscaping and access. There were concerns over
the transport impacts and the impact of development
on the character of the area in that location as well as
the timing and provision of infrastructure. The
Council’s 2016 Employment Land Review
recommended that residential and employment uses
be considered and planned collectively. However, the
amount of residential development planned for Weeley
was significantly reduced between the preferred
options and publication drafts and the need for a major
employment site at Weeley of this size is no longer
justified by the scale of population growth now
proposed. It is unlikely that the site promoters would
entertain the prospect of employment use in isolation,
as evidenced by their preference for a mixed use
development.
Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

The 2016 Employment Land Review notes that Old
Ipswich Road includes a number of un-connected
employment sites which are in separate ownership.
The sites are very proximate to Colchester and to the
north of the A120 and east of the A12. The 2016
Review suggests that additional land should be
identified to meet business demand for locations to the
west of the district. In November 2015, planning
permission (15/00985/OUT) was granted for a Mixed
use development at land further north incorporating a
hotel and approximately 4,000sqm B1 Floor space
with associated access arrangements. That site is
currently the subject of a new permission
(17/02204/FUL) for the construction of 91 small B1, B2
& B8 use commercial units with ancillary facilities,
associated car parking and landscaping; and the
construction of 5 commercial office blocks with B1 use
with associated car parking and landscaping. The
specific site being promoted through this
representation is better considered on its merits
through the Development Management process as
was the site further north.
Land south west of Horsley Cross Roundabout has
outline planning permission (13/00745/OUT) for a new
industrial park with up to 28,280m2 of floorspace for
B2 and B8 uses, a bus depot and 30m high
telecommunications mast - all with associated access,
landscaping, parking and highway improvements. A
reserved matters application has been recently
approved. The site’s exclusion as a specific allocation
in the Local Plan therefore does not preclude it from
development. The 2016 Employment Land Review

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Details only available to
the local authority and
the Inspector’s
Programme Officer.
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development.

raises concern that no transactions with businesses
have progressed, the site remains un-serviced and
has a number of constraints, primarily in relation to
sustainability and infrastructure. The 2019 updated
Emplloymet Land Review however suggests that the
site is safeguarded with the potential for employment
use.

Representations from Community Representations
None received.
Representations from Members of the Public
1007238

LPPuD481

Carol
Bannister

Y

Y

N

X

X

X

X

H

N

1007238

LPPuD483

Carol
Bannister

Y

Y

N

X

X

X

X

H

N

Policy SP3 and PP7 state different amounts of land allocated
for employment (40 hectares and 63.28 hectares). Weeley is
allocated 10 hectares which would equate to 16% or 25% of
the Districts allocation, this does not fit in with the rural
character of the village.

No specific changes to Policy PP7 being
suggested. Objection relates to major development
at Weeley.

These comments appear to relate to the preferred
options draft of the Local Plan. Policy SP4 has been
recommended for modification to set an employment
land requirement of 12-20ha. The allocation in the
Weeley area amounts to a 1ha site at Ash Farm, south
of Thorpe Road.

Details only available to
the local authority and
the Inspector’s
Programme Officer..
Details only available to
the local authority and
the Inspector’s
Programme Officer.

Policy PP7 contains the sites allocated in the Local Plan for future employment use over and above the existing sites protected through Policy PP6. It makes provision for 20 hectares of employment land, however at the
examination into Section 1 of the Local Plan, the Council discovered that the employment land requirement of 20-38ha set out in Policy SP4 was based on an incorrect interpretation of the evidence base and a modification has
been recommended by the Inspector to alter the range to 12-20ha. Notwithstanding this error, Policy PP7 still makes provision for employment land within the corrected range. The main objections to the policy come from
landowners seeking the inclusion of their land in the Local Plan for employment use – namely land at the A120, Little Bentley (NEEB); land at the Lifehouse, Thorpe (Thorpe Hall Leisure) as part of a mixed-use development; land
north of Colchester Road, Weeley (Taylor Wimpey) as part of a mixed-use development; land at Old Ipswich Road, Ardleigh (Brasted); and land at Horsley Cross (Croland). The reasons for not supporting these proposals is set out
above.
Whilst it is not agreed that the Local Plan should be modified to include any of these sites, it is apparent on reflection that the allocations listed in Table 6.1 do not accurately reflect the recommendations within the Council’s 2016
Employment Land Review nor the later 2019 update. Commentary on each of the listed sites is provided below.


The 4.5 hectares of land adjoining Carless Refinery is allocated through Policy SAE1 for “employment use as an extension to the west of the existing refinery”. It was not recommended, through the 2016 Employment Land
Review for allocation in the Local Plan for B use employment as its inclusion with Table 6.1 of Policy PP7 would suggest. A modification is therefore suggested to delete this site from Table 6.1, whilst retaining its specific
allocation through Policy SAE1 for the future expansion of the existing refinery. This change reflects the advice of Hatch Regeneris in the 2019 Employment Land Review.



The 2-4ha of land at Stanton Europark is allocated through SAE7 for employment use (in classes B2 and B8), retail (use class A1) and leisure (use class D2) – an allocation that is supported by its owners Orion Land and
Leisure. However there is some inconsistency between the 2016 Employment Land Review at what is indicated in the Local Plan. The 2016 Review refers to a 5.8ha site comprised of two vacant parcels of land – Plot 1 and
Plot 2; the ‘Key Sites Evaluation’ within the same document refers to a 3.3ha site; Table 6.1 within Policy PP7 and Policy SAE7 mention 2-4ha of employment use; and the corresponding Map SAE7 shows the whole
Stanton Europark area including areas beyond the vacant land which accommodate existing operational businesses and retail units. A re-measurement of the two parcels of land identified in the Employment Land Review
confirms the correct site area to be 3.3ha. A modification is proposed to clarify this point.



The 6ha of land at the Tendring Colchester Borders Garden Community (with the potential for a further 4-24ha in the longer term) is not specifically identified on the Local Plan Policies Maps because it forms part of the area
to be covered by its own Development Plan Document (DPD) for which consultation on issues and options has taken place. The source of the suggested 6ha and 4-24ha is not clear from the evidence base in respect of the
Tendring Borders Garden Community examined through Section 1 of the Local Plan and the subsequent concept master plan within the emerging DPD. Rather than seeking to specify an area of land to be allocated in this
location through Policy PP7, a modification is suggested to remove it from Table 6.1 and instead have some text within the policy to explain that the Garden Community will contain an allocation of employment land, through
the DPD.



The 3ha of land at the Mercedes Site, Harwich (with the potential for a further 4.4ha in the longer term) is allocated through Policy SAE4 for 7.4ha of employment use, including the potential relocation of some aspects of the
current port facility. The 2016 Employment Land Review confirms that the site extends to 7.4ha in the commentary but refers to a 2.77ha site in the Key Sites Evaluation. It is understood that the land is now occupied by a
business and therefore it is best shown as an existing protected employment and protected through Policy PP6 site rather than as an allocation in Policy PP7.



The 1ha of land at Thorpe Road, Weeley forms part of the mixed-use allocation made through Policy SAMU5. This proposal now benefits from outline planning permission (17/02162/OUT) for mixed-use development
including 280 dwellings, a 2 Form of Entry primary school, 56 place early years nursery, up to 3000 sqm of office (B1) buildings on 1 hectare and associated ancillary buildings, drainage systems, boundary treatments and
hard surfacing as well as public open space, a pedestrian footbridge and vehicular access from Thorpe Road.



The 2ha of land south of Long Road, Mistley is allocated through Policy SAE2 for B use. It is also the subject of outline planning permission for the wider site for the erection of up to 485 dwellings but continuing to provide
up to 2 hectares of employment land (A2/A3/B1/B2; B8; D1 uses), with associated public open space and infrastructure, for which the location of the proposed employment land is consistent with the area shown in the Local
Plan.
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There are other sites in the district however that similarly benefit from planning permission for employment use that are not referred to within the policy that would benefit from inclusion in Table 6.1 and being shown on the Policies
Maps and Local Maps to indicate, to potential investors and others, the full range of opportunities available in Tendring. These include:
o

Land at Telford Road, north of Gorse Lane Industrial Estate referred to as ‘Telford Park’ in the 2016 Review. This 6.8ha site benefits from planning permission (12/00026/OUT) for an extension to the industrial estate
with reserved matters (13/00603/DETAIL) approved for two phases of development and with development under construction. The 2016 Review recommended the inclusion of further land to the north of this
controlled by the Dunton Alms House Trust, comprising a further 4.7ha, although it is not considered likely that this additional land will come available within the plan period to 2033. The land has however been
included within the settlement development boundary for Clacton to enable development to come forward early, if required. In the 2019 Employment Land Review, Hatch Regeneris recommends the protection of this
land for employment use.

o

Land at Brook Park West off the A133, Clacton benefits from planning permission (16/01250/OUT) for mixed-use development which includes approximately 1.3ha of land for B1 use. The 2016 Employment Land
Review does not refer specifically to this proposal, but does consider the employment potential in the wider ‘Hartley Gardens/Clacton Gateway area and recommends that the site has the potential for employment
uses and that the Council should work closely with the developer to identify the level of floorspace likely to be required in respect of the local/district centre and the nature/scale of the employment floorspace that
could be brought forward adjacent to the A133. In Policy SAMU2, criterion b) requires the provision of at least 7ha of land for employment but this is the subject of an objection from the promoters of the Hartley
Gardens development and was not explicitly recommended in the 2016 Review. There could however be potential for northward expansion of the Brook Park West scheme onto adjoining land which is enveloped by
the wider Hartley Gardens proposal. The land to the north is included in the settlement development boundary for Clacton to enable development to come forward early, if required. In the 2019 Employment Land
Review, Hatch Regeneris recommends protecting the land for employment use, as a medium term prospect.

o

Land at the Harwich Valley Development, east of Pond Hall Farm, Dovercourt benefits from planning permission (14/01431/OUT) for mixed-use development which includes approximately 6.3ha of land for
employment use include start-up units. A reserved matters application for the development (19/00851/DETAIL) is currently under consideration. The 2016 Employment Land Review recognised that the site had
development constraints to be overcome but recommends that it could come forward in the medium term, suggesting that the Council, Local Enterprise Partnership and other partners may need to provide assistance
in order to provide the infrastructure which unlocks this opportunity. The Harwich Valley development is shown on the Local Map for Harwich as a mixed-use development with consent, but there is currently no
reference to it in Policy PP7. In the 2019 Employment Land Review, Hatch Regeneris recommend protecting the land as a medium term mixed-use opportunity.

o

Land at Dale Hall, Lawford benefits from planning permission (13/00452/OUT) for the erection of 150 houses which are now under construction and nearing completion (the ‘Summers Park’ development), as well as
the erection of 'approximately 700m2' of B1 use buildings on 0.2 ha of land. Whilst only a small site, there is currently no reference to this in either the Local Plan or the 2016 Employment Land Review. In the 2019
Employment Land Review, Hatch Regeneris suggest that there could be a short-term development for offices, but there might not be sufficient market for such use in this location.

o

Land to the east of the Plough Road Business Centre benefits from planning permission (14/01750/OUT) for class B1 development as part of a wider mixed-use development including 150 homes. The employment
element of the scheme is the subject of a reserved matters application (19/01440/DETAIL) that is currently under consideration. The 2016 Employment Land Review recognised that Plough Road Business centre be
protected for employment use and that the Council should allocate further accessible employment land to accommodate future requirements, although this is not currently reflected in the Local Plan. In the 2019
Employment Land Review, Hatch Regeneris recommend that it is important to protect this land and ensure employment comes forward.

o

Land at Old Ipswich Road (Colchester Golf Range), Ardleigh originally obtained planning permission (15/00985/OUT) for a mixed use development incorporating a hotel and approximately 4,000sqm B1 Floor space
with associated access arrangements. This was followed by the grant of permission (17/02204/FUL) for the construction of 91 small B1, B2 & B8 use commercial units with ancillary facilities, associated car parking
and landscaping; and the construction of 5 commercial office blocks with B1 use with associated car parking and landscaping. Most recently, a new permission (18/02118/FUL) was granted for a revised scheme
including the construction of 90 small B1 & B8 use commercial units with ancillary facilities, associated car parking and landscaping; and the construction of 5 commercial office blocks with B1 use with associated car
parking and landscaping. The owners are currently in the process of discharging planning conditions which suggests that development is soon to commence. The 2016 Employment Land Review recommended that
this general area around Old Ipswich Road be identified to meet business demand for locations to the west of the district, but this was not reflected in the Local Plan. The 2019 Employment Land Review rates the
Crown Business Centre as a very good site for employment and it is therefore suggested that it be included in Policy PP7 and shown on the policies maps and local maps.

o

The land south west of Horsley Cross has been the subject of much debate over a number of years with local opinion divided over whether it should form part of the Local Plan or whether it should have obtained
planning permission for employment use. The site obtained outline planning permission (13/00745/OUT) for a new industrial park 13/00745/OUT in 2014 but there were question marks over its deliverability and the
site was not included in the Local Plan. However, the site has since obtained detailed consent (17/01310/DETAIL) and the 2019 Employment Land Review advises that the site is good for employment use and
recommends bringing the site forward in line with the approval.



The 0.13ha of land at EDME Maltings, Mistley forms part of the mixed-use allocation made through Policy SAMU1. However, unlike other employment allocations, this site is already in employment use and the proposal is
for a residential-led development including at least 150 new homes, 0.13ha of employment land and recreation and leisure uses. On reflection, it is not considered appropriate to list the EDME site as an employment
allocation when, in fact, it is the de-allocation of an employment site with a net loss of commercial floorspace on the site itself – albeit the intention is to relocate the EDME business to a more suitable and modern alternative
location – namely Horsley Cross.



The 1.2ha of land adjoining Lanswood Park, Elmstead Market is allocated through Policy SAE3 for employment use and now benefits from planning permission (17/00785/OUT) for three new business units.
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Having reviewed the policy wording and the list of sites included in Table 6.1 of Policy PP7, it is considered that the policy does not fully reflect the range of opportunities available within the Tendring area, the majority of which
already benefit from planning permission. The policy would also benefit from modifications to improve its wording and to bring it in line with the evidence contained within the Employment Land Review and the latest available
information about sites with permission. On further reflection, it is also considered that the inclusion of an additional column within Table 2.1ha to set out potential further aspirational growth/growth beyond 2033 is not necessary
and is potentially confusing.
Suggested modifications: Reword Policy PP7 as follows to ensure it accurately reflects the range of employment sites available in Tendring and ensure they are all shown on the Policies Maps and Local Maps:

Policy PP 7
EMPLOYMENT ALLOCATIONS
New Employment allocations are needed to provide job opportunities for residents in Tendring District and to support the growth aspirations for the towns. To achieve this
objective, at least 20 hectares of new employment land is provided for through the allocation of sites listed below, and defined on the Policies Map, to provide for B1 (Business and
Office Use), B2 (General Industry) and B8 (Storage and Distribution) uses. The range of uses will allow for diversification of employment opportunities within Tendring District will
increase the skills base and retain employees within the towns.
Proposals for employment development in the B use classes specified will be supported. Sites allocated for employment use will be protected against future loss to alternative
uses. Additional sites suitable for small and medium suzed businesses will be considered on a site by site basis within settlement boundaries, as defined by the Policy ‘The Rural
Economy and in close proximity to public transport nodes’.
Employment Allocations
Table 6.1
Name of Site

Local Plan Allocation (ha)

Carless Refinery, Parkeston
Stanton Europark, Parkeston
Tendring Colchester Borders Garden
Community
Mercedes Site, Harwich
South of Thorpe Road, Weeley
Land South of Long Road, Mistley
Lanswood Park, Elmstead Market
Total Employment Land Area

4.5 ha
2-4ha
6 ha

Potential further aspirational growth/growth
beyond 2033
0 ha
0ha
4 -24 ha

3 ha
1 ha
2 ha
1.2 ha
19 – 21.8 ha

4.4 ha
0 ha
0 ha
0 ha
8.4 -28.4 ha

Just over 36ha of land is allocated for new development in use classes B2 (General Industry) and B8 (storage and Distribution) to support a diversity of employment opportunities,
the majority of which has already obtained planning permission. The allocated sites are listed in Table 6.1 below and are identified on the Policies Maps and relevant Local Maps.
Table 6.1
Name of Site
Extension to Gorse Lane Industrial Estate,
Telford Road, Clacton
Land at Brook Park West, Clacton
Land at Stanton Europark, Parkeston

Local Plan Allocation (ha)
6.8ha
1.3ha (as part of a wider mixed use development)
3.3ha
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Land at Harwich Valley, East of Pond Hall Farm,
Dovercourt
Land at Dale Hall, Cox’s Hill, Lawford
Land off Clacton Road/Dead Lane, Mistley
Extension to Lanswood Park, Elmstead Market
Extension to Plough Road Business Centre,
Great Bentley
Land at Ash Farm, Thorpe Road, Weeley
Crown Business Centre, Old Ipswich Road,
Ardleigh/Colchester
Land south west of Horsley Cross

6.3ha (as part of a wider mixed use development)

Total Employment Land Area

36.6ha

0.2ha
2ha
1.2ha
1ha
1ha
2.3ha
11.2ha

On these sites, proposals for development in use classes B2 and B8 will be supported. Proposals for employment uses falling outside of use classes B2 or B8 (such as retail,
offices, other town centre uses or other ‘sui generis’ uses) on protected employment sites will be considered on their merits and against other relevant policies within the Local
Plan.
Applications for alternative non-employment uses will only be considered if it can be demonstrated that there is no reasonable prospect of a site being used for the allocated
employment use. Such applications will be treated on their merits having regard to market signals and the relative need for different land uses to support sustainable local
communities.
Proposals for new employment-related development on land outside of these allocations will be considered on their merits having regard to their potential to support economic
growth in the district and the requirements of other policies in this Local Plan.
Additional employment land will also be identified as part of the mix of uses proposed at the Colchester Tendring Borders Garden Community within the separate Development
Plan Document (DPD) for that area.
This Policy contributes towards achieving Objectives 2, 4 and 6 of this Local Plan.
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Policy PP8: Tourism
Council response

Contact details

Supporting
docs

Proposed change to Local Plan

Hearing/
written rep

Consistent
with national
policy

Effective

Y

Justified

Y

Positively
prepared

Summary of representation

Sound

Name.
Organisation

Duty to Cooperate

Rep ID

Legally
compliant

ID

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

H

N

We support the recognition that heritage can make a
contribution to supporting tourism. We would additionally
welcome particular emphasis of the historic environment and
the wider social, cultural and economic benefit that heritage
related tourism can bring.

No specific changes to Policy PP8 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Technical Stakeholders
1036980

LPPuD130

Historic
England – Dr.
Natalie Gates

Y

Representations from Businesses, Landowners and Developers
1007380

LPPuD208

1007356

LPPuD12

1106156

LPPuD356

1022789

LPPuD385

St Osyth
Beach Estate
(c/o Catherine
Pollard –
Boyer
Planning
Thorpe Hall
Leisure Ltd
(c/o Tony
Collins –
Collins &
Coward Ltd)
Bourne
Leisure (c/o
Sian Davies –
Lichfields)

Y

Y

Y

H

N

It is welcomed that the Council value the tourism sector in
Tendring and will encourage future tourism investment, which
will subsequently support existing tourism based businesses in
the area, and in turn additional economic growth through the
sector.

No specific changes to Policy PP8 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Y

Y

Y

H

Y

Policy PP8 is supported.

No specific changes to Policy PP8 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Y

Y

N

?

N

Support for Policy PP8, in particular the final paragraph. For
clarity it is suggested that the final two sentences are
combined into one.

Agreed that combining the sentences would improve
the reading of the policy. Modification is
recommended.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Martin
Robeson
Planning
Practice

Y

Y

Y

H

N

Policy PP 8: Tourism We support this policy. The need to
attract visitors to Tendring in order to reinforce the Districts
economic growth is particularly important. In that regard the
second initiative to support major new tourists attractions with
good access to the A133 or A120, is supported•.

Combine the final two sentences of Policy PP8 as
follows: “To maintain and deliver a range of
accommodation that meets the varying needs,
demands and expectations of potential visitors to
the Tendring District, proposals that involve the
creation, improvement or potential loss of visitor
accommodation will be assessed based on policies
set out in this Local Plan”.
No specific changes to Policy PP8 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

X

Representations from Community Representatives

None received.
Representations from Members of the Public

None received.

The general support for Policy PP8 is welcomed but it is agreed that the final paragraph requires rewording, as suggested by Bourne Leisure.
Suggested modification: Reword the final paragraph of Policy PP8 to read as follows:
….undeveloped countryside.
“To maintain and deliver a range of accommodation that meets the varying needs, demands and expectations of potential visitors to the Tendring District,. Pproposals that involve the creation, improvement or
potential loss of visitor accommodation will be assessed based on policies set out in this Local Plan.”
It should be noted that the Council is in the process of updating its Tourism Strategy and this may have progressed to adoption before the examination hearings take place – in which case, the Council will update the Inspector of
any changes in approach. In addition to this, in 2019/20, the Council commissioned consultants Frontline to undertake a new Holiday a Residential Park Impact Assessment to both inform the preparation of a new tourism strategy
and to update the evidence base for policies and proposals in the Local Plan, given the passage of time elapsed since the last study in 2009 and the increase in applications to either extend the operating season of holiday parks to
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12-months or to seek residential ‘park home’ use.
The headline recommendation from the new study is:
“The economic value of the holiday park sector in Tendring is substantial. In order to safeguard and grow its value, the emerging Local Plan should retain and strengthen the policies (PP8 – PP11) which safeguard the holiday park
sector. Similarly, the new tourism strategy should demonstrate the strategic importance of the holiday park sector to the tourism economy. The research findings, once finalised at the stakeholder workshop, should be endorsed,
disseminated and promoted across the sector and through stakeholders in order to provide further confidence to the market that Tendring is an attractive place to visit, revisit and invest in.
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Policy PP9: Hotels and Guesthouses

Justified

Effective

Consistent
with national
policy

Hearing/
written rep

Supporting
docs

Positively
prepared

Summary of representation

Sound

Name.
Organisation

Duty to Cooperate

Rep ID

Legally
compliant

ID

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

X

X

X

Y

N

Policies PP9 and PP10 need to be amended to reflect the
need for permanent visitor accommodation.

Proposed change to Local Plan

Council response

Contact details

Amend Policy PP9 to reflect the need for
permanent visitor accommodation.

Policy PP9 is suitably worded to support the provision
of permanent visitor accommodation as it supports
new hotels and guesthouses in suitable locations and
an increasing room provision at existing hotels and
guesthouses. No modifications are required.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Technical Stakeholders
None received.
Representations from Businesses, Landowners and Developers
1007356

LPPuD11

Thorpe Hall
Leisure Ltd
(c/o Tony
Collins –
Collins &
Coward Ltd)

Y

Y

N

X

Representations from Community Representatives

None received.
Representations from Members of the Public

None received.

The suggestion of Thorpe Hall Leisure Ltd to amend Policy PP9 to reflect the need for permanent visitor accommodation is not considered necessary. Their representations are mainly promoting a suite of development on land at
and around the Lifehouse Hotel and Spa in Thorpe le Soken linked to its regeneration and future investment. A planning application for this proposal has already been refused by the Council and dismissed on appeal. The wording
of Policy PP9 itself is considered to be suitably flexible to allow for further permanent visitor accommodation and no modifications are required.
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Policy PP10: Camping and Touring Caravan Sites

N

X

1022801

LPPuD527

Natural
England –
Jack Haynes

Y

Y

Y

Council response

Contact details

In terms of the Test of Soundness covering
consistency with national policy, it should be
considered whether the current text is sufficient
and whether further detail is required.

The Council has been careful to ensure policies in the
new Local Plan do not contain excessive detail or
unduly replicate national policy. Policy PPL1 provides
the overarching policy in respect of development and
flood risk and any development proposal, including
those for camping and touring caravan sites will be
subject to consideration against that policy which itself
provides a link to the relevant national policy. The
appropriateness of imposing occupancy conditions
and the periods of the year to which they should apply
is something best considered on a case-by-case basis
having regard to the specific details of the proposal
and its location. Policy PP10 is considered to be
suitably flexible to allow appropriate conditions to be
applied.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

No specific changes to Policy PP10 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Policy PP10 Camping and Touring Caravan Sites Bourne
Leisure supports policy PP10 and, in particular, bullet point 2
of the Policy which establishes support for "extensions to
existing camping and/or touring caravan/motorhome sites".

No specific changes to Policy PP10 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Supporting
docs

Y

Proposed change to Local Plan

Hearing/
written rep

Y

Consistent
with national
policy

Environment
Agency –
Andrew
Hunter

Effective

LPPuD103

Legally
compliant
1104418

Justified

Summary of representation

Positively
prepared

Name.
Organisation

Sound

Rep ID

Duty to Cooperate

ID

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

H

N

The policy does not have any detail about what may/may not
be acceptable from a flood risk point of view. Land used for
camping is particularly vulnerable to flood risk, the council can
use this opportunity to highlight the risk and set out how future
applications will take account of it. The final paragraph does
not hint at what season the potential occupancy may be
limited to, unlike the equivalent policy from the Council’s 2007
adopted Local Plan. Policy PP10 references the council
imposing holiday occupancy conditions but it is not specific on
when and it is not with regards to flood risk. The NPPG also
specifies that this type of development must be subject to an
appropriate flood warning and evacuation plan. However the
NPPG classifies “caravans, mobile homes and park homes
intended for permanent residential use” as “highly vulnerable”
and considers them to be an in-appropriate land use within
flood zone 3a and 3b. The Local Plan presents an opportunity
for the Council to present a clear position on how this type of
development should be considered in areas at risk of flooding.
Natural England is concerned that, in some locations, new
sites and the extension of the occupancy season of existing
sites can present increased levels of associated recreational
disturbance impacts to over-wintering birds associated with
coastal sites designated for their nature conservation interest.
We therefore welcome that our suggested wording has now
been incorporated into this policy to safeguard those
designated sites.

Representations from Technical Stakeholders

N

Representations from Businesses, Landowners and Developers
1106156

LPPuD354

Bourne
Leisure (c/o
Sian Davies –
Lichfields)

Y

Y

Y

Representations from Community Representatives

None received.
Representations from Members of the Public

None received.

Policy PP10, when considered alongside Policy PPL1, is considered to be suitably flexible to enable an appropriate response to flood risk issues arising from proposals relating to camping and touring caravan sites. The suggestion
from the Environment Agency to include more detail in the policy is noted, but the Council is conscious of the need to keep policies succinct and to avoid undue repetition of national policy.
In 2019/20, the Council commissioned consultants Frontline to undertake a new Holiday a Residential Park Impact Assessment to both inform the preparation of a new tourism strategy and to update the evidence base for policies
and proposals in the Local Plan, given the passage of time elapsed since the last study in 2009 and the increase in applications to either extend the operating season of holiday parks to 12-months or to seek residential ‘park home’
use. One of the recommendations of the assessment is:
“The Council should consider the type of accommodation to be provided in future holiday park expansion plans and new park plans, with some requirements around the need to have a higher percentage of rented and touring
capacity.”
This advice suggests that the approach to Policy PP10 to encourage the establishment of touring provision remains relevant and sound.
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Policy PP11: Holiday Parks
Council response

Contact details

No specific changes to Policy PP11 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Consider whether the wording of the policy itself
should reaffirm the flood risk considerations set out
in the supporting text.

The Council has been careful to ensure policies in the
new Local Plan do not contain excessive detail or
unduly replicate national policy. Policy PPL1 provides
the overarching policy in respect of development and
flood risk and any development proposal, including
those for holiday parks will be subject to consideration
against that policy which itself provides a link to the
relevant national policy. Policy PP11 is considered to
be suitably flexible to allow appropriate consideration
of flood risk issues.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

We welcome that the policy stipulates that such development
must be subject to consideration against other relevant Local
Plan policies. However, we advise that similar wording to that
used in Policy PP 10 should be included requiring that
proposals in the vicinity of designated sites should be subject
to consultation with Natural England, and assessed on a siteby-site basis against the tests of the Habitats Regulations.

Include similar wording in Policy PP11 to that
included in Policy PP10 in respect of biodiversity
and designated sites.

Agreed that for consistency, suitable wording be
included within Policy PP11. A modification is
recommended.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Paragraph 6.7.4 should be reworded to recognise the
continued potential for upgrading existing holiday parks: The
Company also endorses the notation of the Orchards Holiday
Park as a 'safeguarded holiday park' on the Policies Map and
similarly supports paragraph 6.7.3.

Reword fourth sentence in paragraph 6.7.3 as
follows: " For this reason, the Council will support
proposals for both safeguarded and any other
existing holiday park sites to extend onto adjoining
undeveloped land outside of any defined
settlement development boundaries as long as it
ensures that the overall layout, amenity,
appearance and quality of accommodation will be
improved for the entire site (both the existing site
and the area proposed for expansion) as part of a
comprehensive programme. The expansion of
sites will be permitted within the Coastal Protection
Zone. provided that such development accords
with Policy PPL 2 "

The suggested change to paragraph 6.7.3 is
unnecessary because proposals will be considered on
their merits against all the policies in the plan,
including PPL2 on Coastal Protection Belt.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

LPPuD104

Environment
Agency –
Andrew
Hunter

Y

Y

N

X

H

N

1104418

LPPuD105

Environment
Agency –
Andrew
Hunter

Y

Y

N

X

H

N

We strongly support the Council on the need for robust use of
planning conditions and legal agreements to ensure that
holiday accommodation is not displaced by permanent
residential use, with our focus being on those sites in the high
risk (flood zone 3) where park homes and static caravans for
permanent residential use are deemed to be “inappropriate”
land uses on the basis of their vulnerability to the impacts of
flooding.
We are pleased to note that the supporting text references the
need to restrict occupancy in winter months where a site is at
risk of flooding, though it is disappointing that it is not
specifically reaffirmed in the policy wording. However, we do
support the recognition that holiday parks should not become
home to permanent residential accommodation due in part to
the possible flood risk implications.

1022801

LPPuD528

Natural
England –
Jack Haynes

Y

Y

N

?

Effective

1104418

Justified

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

Legally
compliant

Supporting
docs

Proposed change to Local Plan

Hearing/
written rep

Consistent
with national
policy

Summary of representation

Positively
prepared

Name.
Organisation

Sound

Rep ID

Duty to Cooperate

ID

Representations from Technical Stakeholders

?

?

?

Representations from Businesses, Landowners and Developers
1106156

LPPuD357

Bourne
Leisure (c/o
Sian Davies –
Lichfields)

Y

Y

N

Paragraph 6.7.3 should also confirm, for the sake of clarity,
that the expansion of Park sites such as the Orchards will be
permitted within the Coastal Protection Zone, provided that
such development accords with Policy PPL 2. We suggest that
this could be worded as follows:
We strongly support the first and second bullet points of
section 3 of the Policy as well as the final paragraph of PP 11
which refers to the requirement for occupancy conditions at
holiday parks. However, the Policy should be amended for
consistency with the NPPF (para. 204) which advises that
planning conditions should only be imposed where they are
relevant to the development being permitted.

1007380

LPPuD210

St Osyth
Beach
Estates (c/o
Catherine
Pollard –
Boyer
Planning)

Y

Y

Y

H

N

Insert the following words into paragraph 6.7.4:
"There is also potential to upgrade existing holiday
parks to improve their quality and their facilities. To
provide similar or alternative accommodation
typologies such as chalets or cabins.”

Insert the following wording before the final
sentence of paragraph 6.7.5 " The length of
occupancy period set will take 'into account the
site's location and the character and merits of the
proposal such as the degree of flood risk, its
relationship to an existing site (e.g. if it is a
proposed extension), proposals for flood risk
mitigation, design, the quality of accommodation
provided and emergency planning. "
No specific changes to Policy PP11 suggested.

We support Policy PP11.

29

The suggested changes to paragraph 6.7.4 and 6.75
are accepted and a modification is recommended.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.
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Representations from Community Representatives

None received.
Representations from Members of the Public
1007238

LPPuD490

Carol
Bannister

Y

Y

N

X

X

X

X

Y

N

Policy PP 11 does not mention the 20 holiday pitches that
were granted at appeal for Starena Lodge, Clacton Road,
Weeley in January 2014, now renamed Oakleigh Park Homes;
which also includes 4 certificate of lawful use residential
caravans. The area should be been marked as a holiday site
or safeguarded holiday site on the Weeley/Weeley Heath
Policy Map as there is no specific mention of it in the
information accompanying Policy PP 11 (Holiday Parks).

Show the Oakleigh Park Homes site as a
safeguarded holiday park on the policies map for
Weeley/Weeley Heath.

Now that this development is progressing and has
consent for 127 units in total, the suggested change is
agreed and a modification is recommended.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Policy PP11, when considered alongside Policy PPL1, is considered to be suitably flexible to enable an appropriate response to flood risk issues arising from proposals relating to camping and touring caravan sites. The suggestion
from the Environment Agency to include more detail in the policy is noted, but the Council is conscious of the need to keep policies succinct and to avoid undue repetition of national policy. That said, the additional wording
suggested by Bourne Leisure for supporting paragraphs 6.7.4 and 6.7.5 is agreed to make it clear that upgrading of existing parks is supported and that the imposition of any occupancy conditions will be dependent on the
circumstances of each case. Mrs Bannister’s suggestion that the Oakleigh site (which is currently subject to a holiday occupancy condition) should now be shown as a safeguarded holiday park is agreed, particularly as the park
has consent for 127 units and is actually being delivered on the ground (although was the subject of a recent application to revert to Park Home use, which was refused by the Council and an appeal is expected). .
In 2019/20, the Council commissioned consultants Frontline to undertake a new Holiday and Residential Park Impact Assessment to both inform the preparation of a new tourism strategy and to update the evidence base for
policies and proposals in the Local Plan, given the passage of time elapsed since the last study in 2009 and the increase in applications to either extend the operating season of holiday parks to 12-months or to seek residential
‘park home’ use. The assessment identified the following 36 parks and it is suggested that, consistent with Oakleigh, all be shown on the Polciies Maps and Local Maps as safeguarded – particularly as the wording of the policy
specifically states that parks are shown as safeguarded.
The 36 sites identified in Table 5.1 in the 2019/20 assessment are:
Park Name
Ardleigh Caravan and Camping Park
Ashley Holiday Park
Bentley Country Park
Brightlingsea Leisure Park
Brokhowse
Dovercourt Holiday Park
Elm Farm Country Park
Firs Caravan Park (combined with Ashley Holiday Park)
Fletchers Caravan Site
Greenacres Caravan Park
Highfield Grange Holiday Park
Homestead Lake Country Park
Hutleys Caravan Park
Lakeside Caravan Park
Laurel Cottage
Lee Wick Touring Site
Leisureglades Park
Martello Beach Holiday Park
Mill Farm
Naze Marine Holiday Park
New Hall Lodge Park
Oaklands Holiday Park
Oakleigh Residential Park and Leisure
Orchard Holiday Park/Village
Pretoria Caravan Park
Saddlebrooke Chase

Number of pitches
5
93
320
99
5
538
36
227
35
80
661
148
740
55
5
5
30
476
28
618
60
289
58
1,259
26
138
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Seawick Holiday Park
Shore Farm Caravan Park
Silver Dawn Holiday Park
Southcliffe Trailer Park
St Osyth Beach Holiday Park
Stone Lane Caravan Site
Strangers Home
Valley Farm Caravan Park
Weeley Bridge Holiday Park
Willows Caravan Park
Total

611
65
40
39
524
65
54
713
269
102
8,516

It is recommended that all of these are shown as safeguarded.
Further recommendations in the assessment include:
“The current occupancy levels suggests that the Council should not be actively encouraging the expansion of existing, or creation of new holiday parks in the short to medium term. The Park Dean upgrade scheme that is
underway suggests that this will drive retention and new demand to further increase occupancy. The Council should look to monitor current parks occupancy levels to assess on an individual park level whether some parks merit
more pitches if there was evidence that their occupancy levels were high, or on the rise.”
On the basis of this advice, the Council is content that a criteria-based policy such as PP11 for use in determining applications is sufficient and there is no requirement to actively allocate sites for holiday park use.
“The emerging Local Plan should use this evidence to support and defend policy PP11 to support the growth and sustainability of holiday parks as tourism assets, thereby supporting the new Tendring Tourism Strategy which seeks
to attract even more visitors to the region and maximise the economic value of tourism to the Tendring economy.”
This supports the Council’s view that the current policy should be defended for its inclusion in the Local Plan and that the thrust of the policy is supported by the latest evidence.
“The Council should continue to monitor seasonality to ensure the current stock remain tourism assets. Currently, on average, occupancy levels do not merit the need for parks to be opened all year. Using the data provided in this
report, the Council should continually update activity levels on pitch numbers, opening times, occupancy levels and type of accommodation to further inform policy going forward. “
This suggests that the Council can continue to be fairly robust in its resistance to 12-month occupation on most holiday parks, particularly those affected by flood risk or proximity to important wildlife designations.
“The Council and the holiday park operators need to work together to provide supportive planning of the parks as well as the development of the town centres, transport links, the Tendring brand and overall marketing and
communication.”
This is something that can be achieved outside of the planning process.
“The Council should consider allowing (in some cases) mixed use on some holiday park sites. This would permit parks to have a level of stability in revenue and meet the needs of older retired residents that are not currently being
met through the land allocations and the adopted and emerging local plans. This would require caveats such as the ability to demonstrate how it would benefit the local community as well as the site, along with ensuring all
regulatory requirements are met”.
There is an acknowledgement that an element of permanently occupied park homes might assist in securing the financial stability of some parks, however a key finding of the assessment is that “Losing holiday homes to park
homes will threaten and undermine the important part they play in supporting the tourism ambitions of the area, especially when considering they bring in over £110m in tourism GVA which is a sizeable proportion of the overall
tourism sector, which was measured at £402m” Therefore it would not be prudent to amend Policy PP11 in any way that might result in a net loss of holiday provision.
Table 5.7 in the assessment identifies 12 residential parks in the district or holiday parks containing an element of residential park home use.
Park Name

Permanent units

Bel Air Holiday Park *
Castle Hill Park
Clear Springs

200
85
20

Dovercourt Holiday Park

25

Greenlawns
Flagship Residential Park
Frating Caravan Park
Meadowview Residential Home Park
Oakleigh Residential Park and Leisure
Point Clear Bay Estate*

36
21
36
213
4
125
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Sacketts Grove Caravan Park
104
Westwood Park
23
Total
892
*These are not caravans but closer to very small bungalows, however Tendring District Council regard them as park homes and have therefore been included

For the district overall, there are 892 residential pitches and 8,516 holiday pitches - i.e. residential pitches make up approximately 10% of all provision. Based on the recommendations of the assessment, it would be important to
maintain a denstiy level that ensures the focus is firmly on tourism uses, rather than residential uses (in line with up-to-date evidence), whenever proposals for park homes, as a proportion of new provision, come forward.

As currently worded, the policy states:
“The change of use of caravans and chalets from holiday accommodation to permanent residential dwellings will not be permitted as this could lead to a loss of valuable tourist accommodation, poor living conditions, unmanageable
impact on the provision of local services and facilities and/or, in some areas, increase the risk of flooding to people or property or disturbance to internationally important wildlife sites at certain times of the year.”
The Council considers that the current wording remains sound and reflects the thrust of the recommendations in the latest assessment. It is suggested however that the element of the policy that currently supports:” the extension of
safeguarded sites or other sites into adjoining land provided that the development would result in improvements to the overall layout, amenity, appearance and quality of accommodation over the whole site” could be amended to
also include reference to the ‘mix of renting and touring capacity’ as per other recommendations in the assessment. An addition to the supporting text is also suggested to reflect the assessment’s conclusions on park homes.
In conclusion, the Council is satisfied that the latest evidence supports the soundness of Policy PP11 although a number of minor amendments are suggested in light of the representations received and the recommendations of the
assessment.
Suggested modification: Ensure that all 36 of the parks identified in Table 5.1 of the 2019/20 assessment are shown as safeguarded sites on both the main Policies Map and relevant Local Maps.
Suggested modification: Delete reference to the Martello Site in Walton-on-the-Naze from the second sentence in paragraph 6.7.2 because that site has already been substantially redeveloped:
Not all of the District’s parks are shown as safeguarded sites because the Council recognises that changing economic conditions and tourism trends could have a negative effect on some of the smaller sites being able to remain
viable and, in some cases (such as the Martello Site in Walton-on-the-Naze), redevelopment for an alternative use might be more beneficial to the local economy.

Suggested modification: Reword paragraph 6.7.4 as follows, as suggested by Bourne Leisure:

As Tendring District is already home to a high number of static caravan parks and the Council is anxious to promote a diverse range of visitor accommodation, the Council will not support any proposals to establish new static
caravan parks in the District. The Council will however support proposals for new high quality holiday villages comprising well designed timber chalets set on plinths and with pitched roofs, located preferably in a predominantly
wooded and undulating landscape setting with water features with high quality leisure facilities and activities. There is also potential to upgrade existing holiday parks to improve their quality and their facilities and/or to provide
similar or alternative accommodation typologies such as chalets or cabins. ‘Centerparcs’ at Elveden Forest in Suffolk provides a good indication of the type of facility and the level of quality that the Council wants to establish in
Tendring District.

Suggested modification: Reword paragraph 6.7.5 as follows:
The loss of holiday accommodation to permanent residential use displaces accommodation intended for tourism use, which has a knock-on effect on the District’s economy. The Council will therefore use planning
conditions/legal agreements to ensure that this does not occur and in order for a site to comply with its licence, the site owners/operator will be expected to share the responsibility of managing and enforcing this requirement.
Additionally, because holiday accommodation is often unsuitable for permanent occupation and located in areas that often lack the necessary and appropriate infrastructure and services for longer occupation, the Council will
restrict the holiday occupancy period and; where sites are located in an area vulnerable to flooding, the period of restricted occupancy will be expected to take place during the winter months when there is a greater likelihood of
higher tides and severe weather. The length of occupancy period set will take 'into account the site's location and the character and merits of the proposal such as the degree of flood risk, its relationship to an existing site (e.g. if
it is a proposed extension), proposals for flood risk mitigation, design, the quality of accommodation provided and emergency planning. Change of use to permanent residential and extended periods of holiday occupation can
also impact on protected wildlife sites, which are often located close to existing holiday parks. Where parks are proposed to be expanded to increase their level of provision, an element of park home provision to support the
overall viability of the park might be considered so long as an appropriate dendity is maintained which ensures the focus is firmly on tourism uses, rather than residential uses, and other policy requirements around flood risk,
quality, infrastructure provision and sustainability are met.
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Suggested modification: Insert the following paragraph into Policy PP11 following the fourth paragraph, in response to the suggestion from Natural England as well as minor addition to the first bullet point to reflect the
recommendations in the 2019/20 assessment:

Policy PP 11
HOLIDAYPARKS
Some of the District’s holiday parks are shown as ‘safeguarded sites’ on the Policies Map. These sites will be protected against redevelopment for alternative uses either in part or
in whole.
On ‘other sites’ that are operating as holiday parks but are not specifically shown as safeguarded sites or allocated for an alternative use, proposals for redevelopment will only be
considered favourably if the applicant can demonstrate that the current use is no longer economically viable or that the economic benefits of the proposed development would
outweigh the loss of the existing operation, having regard to other policies in this Local Plan.
Subject to consideration against other relevant Local Plan policies, if necessary tests are met in regard to any known flood risk, the Council will support proposals for:
 The extension of safeguarded sites or other existing sites on to adjoining land provided that the development would result in improvements to the overall layout, amenity,
appearance, mix of renting and touring capacity and quality of accommodation over the whole site;
 improvements to the range and quality of attractions and facilities at safeguarded sites and other sites;
 and proposals for new holiday parks that comprise well designed timber chalets set on plinths with pitched roofs, ideally located within a wooded or undulating landscape
setting that incorporates water features and indoor and outdoor leisure facilities that would be appropriate in a countryside location.
Proposals for new static caravan/chalet parks will only be permitted where it can be demonstrated by the applicant how the proposal would help strengthen and diversify the
District’s tourist economy or that they are being specifically created for the relocation of an existing site away from flood risk areas.
Applications will only be permitted where they are in accordance with the Biodiversity and Geodiversity Policy in this Local Plan. Proposals for new or extended sites in the vicinity
of designated sites (which should be taken to mean holiday parks within 2km of such sites) have the potential to impact on them and should therefore be subject to consultation
with natural England, on a site-by-site basis and as appropriate assessed against the tests of the Habitat Regulations.
The change of use of caravans and chalets from holiday accommodation to permanent residential dwellings will not be permitted as this could lead to a loss of valuable tourist
accommodation, poor living conditions, unmanageable impact on the provision of local services and facilities and/or, in some areas, increase the risk of flooding to people or
property or disturbance to internationally important wildlife sites at certain times of the year.
To avoid such consequences by ensuring that new caravan and chalet developments are not used for permanent residential dwellings, the Council will impose holiday occupancy
conditions and limit use to certain periods of the year.
This Policy contributes towards achieving Objective 10 of this Local Plan.
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Policy PP12: Improving Education and Skills
Summary of representation

Council response

Contact details

University of
Essex – Nick
Davey

Y

Y

Y

N

N

The University of Essex support paragraph 6.8.4 growth
proposals. However the Council may need to allocate land that
will allow the campus to expand to accommodate this.
University of Essex confirms commitment to PP12.

Consider allocating land to allow the University for
Essex to expand.

Such issues are being addressed through the
separate Development Plan Document for the
Tendring Colchester Borders Garden Community.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

1105453

LPPuD95

Education &
Skills Funding
Agency –
Douglas
McNab

Y

Y

Y

W

N

The Local Plan’s strategic objective on education is strongly
supported, as is the commitment to ensure “that the planned
growth in housing development is supported by investment in
either building new or creating capacity in our primary and
secondary schools through the planning system” (para 6.8.3).
The ESFA supports the principle of Tendring District Council
safeguarding land for the provision of new schools to meet
government planning policy objectives as set out in paragraph
72 of the NPPF. Ensuring there is an adequate supply of sites
for schools is essential and will ensure that Tendring District
Council can swiftly and flexibly respond to the existing and
future need for school places over the plan period.

No specific changes to Policy PP12 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Viability should also be a key consideration to ensure
schemes are not prevented from being brought forward
because of the need for significant infrastructure contributions.
Gladman remind the Council that the lack of educational
provision should not be used a reason for refusal as local
planning authorities should work positively with the
development industry to identify suitable and deliverable
solutions to these issues.
Persimmon Homes support the need to mitigate the impact of
development on education. Persimmon Homes are promoting
the land at Rouses Farm, west of Jaywick Lane and south of
St.John’s Road, Clacton-on-Sea for a mix of residential
development, community facilities and public open space. As
part of this development, the Masterplan includes provision for
a new Primary School and early years facility.

No specific changes to Policy PP12 suggested.

Comment noted. It is already the case that where
financial contributions will impact on viability, this is
taken into account and appropriate solutions are
explored. Policy DI11 provides policy coverage on this
matter.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

No specific changes to Policy PP12 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.
Details only available to
the local authority and
the Inspector’s
Programme Officer.

Effective

LPPuD55

Justified

1105514

Positively
prepared

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

Legally
compliant

Supporting
docs

Proposed change to Local Plan

Hearing/
written rep

Consistent
with national
policy

Name.
Organisation

Sound

Rep ID

Duty to Cooperate

ID

Representations from Technical Stakeholders

Representations from Businesses, Landowners and Developers
1106151

LPPuD326

1022640

LPPuD247

Gladman
Homes – Phil
Bamford

Y

Y

Y

H

Y

Persimmon
Y
Y
Homes –
David
Moseley
1106162
LPPuD402 Persimmon
Y
Y
Homes –
Matthew
Parsons
Representations from Community Representatives

Y

H

N

Y

H

N

None received.
Representations from Members of the Public

None received.

The Council is working with Colchester Borough Council and the University of Essex to ensure that the University’s expansion needs are reflected in the new DPD for the Tendring Colchester Border Garden Community. The
comment from Gladman Homes is noted but does not require any specific changes to Policy PPL12. In the absence of any objections to the wording of Policy PP12 itself, the policy is considered to be sound and no modifications
are required.
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Policy PP13: The Rural Economy

Hearing/
written rep

Supporting
docs

Consistent
with national
policy

Effective

Y

Justified

Y

Positively
prepared

Summary of representation

Sound

Name.
Organisation

Duty to Cooperate

Rep ID

Legally
compliant

ID

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

H

N

We support the wording of criterion a. and reference to the
historic environment.

Proposed change to Local Plan

Council response

Contact details

No specific changes to Policy PP13 suggested.

Support is noted.

Details only available to
the local authority and
the Inspector’s
Programme Officer.

Representations from Technical Stakeholders
1036980

LPPuD131

Historic
England – Dr.
Natalie Gates

Y

Representations from Businesses, Landowners and Developers

None received.
Representations from Community Representatives

None received.
Representations from Members of the Public

None received.

In the absence of any objections, Policy PP13 is considered to be sound. However, in reviewing Policy PP6, it is suggested that the second part of that policy related to farm and other land based diversification schemes is best
placed within Policy PP13.
Suggested modification: Move the wording in the second part of Policy PP6 to form part of Policy PP13 as shown below:

Policy PP13
THE RURAL ECONOMY
To support growth in the rural economy, the Council may grant planning permission for the following types of development in the countryside outside of defined Settlement
Development Boundaries, subject to detailed consideration, including against other policy requirements in this Local Plan:
a. where appropriate to the historic environment, conversion of re-use of rural buildings in the countryside to employment, leisure or tourism use:
b. business and domestic equine related activities;
c. agricultural and key workers’ dwellings; and
d. buildings that are essential to support agriculture, aquaculture, horticulture and forestry; and farm diversification schemes.
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The Council will permit sustainable development proposals for farm and other land based diversification schemes that benefit the rural area. Proposals for re-use or
redevelopment of rural buildings for employment purposes will be considered against the following criteria unless the economic benefits outweigh these criteria:
e. the building is structurally sound and capable of accommodating the proposed use without the need for significant extension or alteration or reconstruction;
f. the proposed use (including any proposed alteration or extensions to the building), its associated operational area, the provision of any services, and/or any amenity space
or outbuildings, would not harm its appearance as a rural building or adversely affect the rural setting of the building in the locality;
g. the proposed use would not create significant levels of traffic, particularly lorries, on rural roads (proposals for employment uses will be required to provide a sustainability
assessment which may include a Travel Plan designed to maximise the opportunities to reduce the need to travel by private car);
h. proposals which would create a significant number of jobs should be readily accessible by public transport;
i. it will not lead to unacceptable levels or types of traffic or problems of road safety or amenity and will not require highway improvements which will harm the character of rural
roads in the area; and
j. early years and childcare provision.
This Policy contributes towards achieving Objectives 2, 6, 8 and 10 of this Local Plan.
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Policy PP14: Priority Areas for Regeneration
Summary of representation

Council response

Contact details

Details only available to
the local authority and
the Inspector’s
Programme Officer.
Details only available to
the local authority and
the Inspector’s
Programme Officer.

Historic
England

Y

Y

Y

H

N

Historic England support Policy PP14 but suggest that the
term historic assets is replaced by either historic environment
or heritage assets.

Replace the words ‘historic assets’ with either
‘historic environment’ or ‘heritage assets’.

A modification to the wording is recommended to use
the word ‘heritage assets’.

1104418

LPPuD106

Environment
Agency –
Andrew
Hunter

Y

Y

N

H

N

Brooklands, Grasslands and “The Village” areas of Jaywick,
Harwich Old Town and parts of Walton are in the flood zone
and development would need to pass the Sequential and
Exception Tests as appropriate. Evidence these Tests have
been applied should appear in the plan.

No specific changes to Policy PP14 suggested –
but ensure that flood risk issues are properly taken
into account.

Comments noted. The regeneration of Jaywick is a
multi-disciplinary high-priority project for which the
Environment Agency is a key partner. The issues
surrounding future funding of coastal defences is well
known to the Council. Policy PPL1 contains the
overarching guidance on development and flood risk
and there is no need to replicate this, or the relevant
national policy, within Policy PP14.

The definition of Priority Areas for Regeneration
through Policy PP14 is not simply a development
management policy, it also provides the basis for proactive intervention from the Council and its partners in
bringing about regeneration in those areas through, for
example, development, infrastructure provision or the
drawing up of more detailed plans – such as the
Walton Regeneration Framework, the Harwich
Masterplan, Dovercourt Rediscovered and Celebrate
on Sea (a plan for rejuvenating Clacton’s seafront).
Major physical and environmental constraints affect
this land and since the adoption of the 2007 Local
Plan, the Mere has been designated as a Local
Wildlife Site. Development can only be justified if it
brings about regeneration in Walton and can address
flood risk and ecological concerns. Walton Mere will
be added into the Local Wildlife Site list in Appendix C
to correct its omission.

Effective

LPPuD132

Justified

1036980

Positively
prepared

[Summaries prepared by Council Officers but the full original
representations will be available to the Inspector and for public
view]

Legally
compliant

Supporting
docs

Proposed change to Local Plan

Hearing/
written rep

Consistent
with national
policy

Name.
Organisation

Sound

Rep ID

Duty to Cooperate

ID

Representations from Technical Stakeholders

The regeneration of Jaywick will reduce its deprivation index
and thus reduce the public funding available for future flood
defences. Any new development in flood risk areas cannot be
taken into account when the benefits of new flood defences for
an area are calculated which could mean that the bulk of
funding for any new flood defence infrastructure would have to
be met by local and partnership funding sources. This should
be carefully weighed up when considering short-term
improvements to reduce the scale of deprivation through rebuild initiatives.
Representations from Businesses, Landowners and Developers
1021851

LPPuD277

Three Ms
(c/o Richard
Clews – Strutt
& Parker
LLP).

N

N

N

1007356

LPPuD219

Silverbrook
Estates (c/o
Tony Collins –
Collins &
Coward)

Y

Y

N

X

X

X

N

N

With the exception of the policy setting out that these locations
with the focus of investments and specific conservation
measures, the Policy does not explain what the regeneration
aims actually are, beyond a focus to improve the quality of life,
the economy and the physical environment. Accordingly, it
would be useful for the Policy to include a meaningful
statement of how policy will differ in the regeneration areas
compared to other urban locations and how this policy will
apply to any development proposals.

Policy PP14 should explicitly state that applications
will be considered favourably with regards to (for
example): design; scale; planning obligations; and
planning conditions, where this will ensure suitable
development is delivered within regeneration
areas.

H

N

It is important that the economic environment for Walton
continues to improve to support the Council's regeneration
aspirations for the Town. These aspirations are supported by
the owners of Walton Mere. The Proposals Map shows the
Mere within a local Wildlife Site but this is not listed in the
appendices and should be removed. It is presumed that the
error is the omission of the policy of support for water related
development, namely Policy FW1 should be in the adopted
local Plan. It is suggested this should be Policy FW1 taken
form the extant plan and changed as suggested above.
Notwithstanding this, it is essential to boost housing growth to
support job growth. There are two sites that adjoining Walton
Mere that can provide an increase in housing numbers to
support the requisite job growth. These can generate
approximately 20 units on each site giving 40 units in total.
These can be developed immediately and should form part of
the five year housing supply. One of the sites falls within the
settlement boundary whilst the other does not. Both should be
within. An amendment to the Proposals Map is attached to
include both sites within the settlement boundary and as
allocated housing sites.

Reinstate Policy FW1 from the adopted Local Plan
and allocate land around Walton Mere to provide
40 homes.

Representations from Community Representatives

None received.
Representations from Members of the Public

None received.
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The definition of Priority Areas for Regeneration reflects the Council’s aspirations to bring improvement to these areas, not just through determining planning applications in a certain way, but also through more pro-active measures
and more detailed regeneration plans that will supplement the Local Plan. The Council has, for example, produced the following more detailed regeneration documents for some of these areas:









Celebrate on Sea – Putting the fun back into Clacton (2010)
Clacton Town Centre Vision (2009)
Tendring District Council’s submission to the Future High Streets Fund for Clacton Town Centre (2020)
The Regeneration of Old Harwich (2005)
Harwich Quayside Design Statement (2007)
Dovercourt Rediscovered – Looking to the past to unlock a brighter future (2011)
Dovercourt Masterplan Revisited (2019)
Walton-on-the-Naze Regeneration Framework (2010)

The recommendations within these documents have resulted in a number of developments taking place including the rejuvenation of Harwich Quayside, the redevelopment of the former Bernards Uniform Factory in Harwich, the
redevelopment of the former Warwick Castle Market in Clacton and the redevelopment of the Martello Caravan Park in Walton. The Council is also currently seeking funding to pro-actively develop new high-quality housing in
Jaywick Sands and will be preparing a ‘Place Plan’ for the area that is likely to be incorporated into the Local Plan when it is next reviewed. Also, to assist in regeneration of at-risk Conservation Areas, the Council has supported
positive new developments along Clacton seafront and enabling development schemes at St. Osyth Priory and Thorpe Maltings. The Council is also working with Essex Place Services to updarte many of the Conservation Area
Appraisals.
It is envisaged, depending on any changes to the national planning system affecting the content of Local Plans that, through the next review, more detailed policies or proposals for the Priority Areas for Regeneration could be
incorporated – reflecting some of the additional masterplanning and other work that has been undertaken.
The comments from the Environment Agency are duly noted and the Council will work in partnership with them to ensure that regeneration and flood-risk issues are properly addressed. The minor wording change suggested by
Historic England is accepted but no other modifications are considered necessary at this stage.
Suggested modification: Reword the first sentence of the penultimate paragraph of Policy PP14 as shown below, including the addition of ‘Thorpe le Soken’ as a Conservation Area at risk:
…accessibility and green infrastructure.
As well as this this, the Council will seek to: preserve or enhance the heritage historic assets of these areas, including the at risk conservation areas. The at risk conservation areas are: Clacton Seafront,
Dovercourt, St Osyth, Thorpe-le-Soken and Thorpe-le-Soken Station and Maltings.
The Council will support proposals….
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