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Executive Summary  

This Topic Paper has been prepared by Tendring District Council for the purposes of the independent 

examination for Section 2 of the Tendring District Local Plan 2013-2033 Publication Draft – hereafter 

the ‘emerging Local Plan’. It deals with Town Centre and Retail uses as well as leisure development.  

This paper considers the latest evidence and government changes to the Use Classes Order and 

recommends amendments to relevant policies in the plan for the Inspectors’ consideration as potential 

Main Modifications. 

 

The commentary, findings and suggested amendments are mainly drawn from the evidence 

contained within two studies.  The first retail study was carried out by WYG Planning in 2015 (updated 

in 2017).  The second was a Town Centre & Retail Study carried out more recently  by Lambert Smith 

Hampton (LSH) in 2020 – hereafter the ‘LSH Retail Study’.  They were both prepared in the context 

of the Council‘s emerging planning policies pertaining to retail, commercial leisure and other main 

town centre uses. Other relevant material considerations, including the National Planning Policy 

Framework (NPPF) and the Planning Practice Guidance (PPG) have been taken into account,  whilst 

also bearing in mind the rapid and dynamic trends influencing and shaping the retail sector and the 

UK‘s High Streets and Town Centres, exacerbated no doubt by the ongoing Covid 19 global 

pandemic. 

 

The LSH Retail Study  forecasts an increase - during the Plan period - in turnover for convenience 

goods shopping in Tendring potentially justifying an additional 2.347sqm of retail floor space.  

However, there is limited commercial appetite amongst retailers to deliver this and any increase can 

comfortably be accommodated within town centres either by expanding existing stores, utilising 

vacant property or, where appropriate, new development.  The study forecasts a negligible increase 

in comparison retail. The rise in online shopping, fuelled by the Covid 19 pandemic, means that any 

residual floor space requirement is likely to be small and can be comfortably incorporated within the 

town centres. 

There is a minor rewording of Policy PP2 Retail Hierarchy being suggested by the Council to ensure 

that any retail development is appropriate to the centre where it is proposed.  Policy PP3 focuses on 

Village and Neighbourhood Centres; to remain consistent with other major site allocations it is 

suggested that Hartley Gardens (Policy SAMU2) be included within the list of Existing and Proposed 

Neighbourhood Centres. 

The Local Impact Thresholds set out in Policy PP4 were originally informed by the Council’s initial 

retail study by WYG but have been reviewed by LSH in light of the updated evidence on need.  Given 

the updated and substantially reduced forecasts for additional retail floor space, reduced thresholds 

are proposed for Clacton and Frinton Town Centres.  The aim is to require more edge and out of town 

centre retail floor space proposals to be accompanied by evidence to determine their potential impact 

on the vitality and viability of existing Town Centres, given their increasing vulnerability 

 

The Use Classes Order introduced in September 2020 has combined retail uses with a range of other 

commercial, business and service uses thus enabling more properties to change their use without the 

need for planning permission.  This could aid the Council in supporting the role that Town Centres 

play at the heart of communities, in particular Clacton Town Centre where a number of high street 

retailers have left the town in recent years.  To facilitate this, the Council will need a more flexible 

approach to ensure the vitality of our Town Centres in the short, medium and long term – a significant 

move away from the traditional and now outdated town centre policies that sought to protect primary 
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shopping frontages for A1 retail use only.  Diversification will play a key role in this, activities such as 

eating, drinking, community based pursuits and new residential accommodation have the potential to 

enliven our town centres.  To achieve this, the Council is proposing changes to Policy PP5 which 

involve simplifying the boundaries within Town Centres and removing Primary and Secondary 

Shopping Frontages in favour of a single ‘Primary Shopping Area’ where any potential development, 

change of use or residential development will be focused to support the growth of a vibrant and viable 

town centre. 
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Part 1: The Retail and Leisure Requirement   

1.1 Policy PP1 New Retail Development of the emerging Local Plan states that: 

 

‘The Councils Retail study (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 Maningtree (40sq.m – 70sq.m) and Harwich and Dovercourt (750sq.m – 

1420sq.m). 

 

For comparison retail, the update indicates that there is no quantitative need for additional retail 

capacity for Clacton or Walton-on-the-Naze. For Harwich and Dovercourt the update indicates 

capacity of between 1770sq.m and 2,950sq.m and for Frinton-on-Sea capacity of between 

850sq.m and 1,410sq.m. For Manningtree and Brightlingsea the update indicates there is 

limited capacity for growth.’  

 

1.2 The above retail requirement was based on the WYG Retail Study (2017).  

 

1.3 The LSH Retail Study (2020) re-assed the retail requirement based on the most up to date 

evidence. The LSH Study identified a District-wide convenience need for 991sq.m by 2025, 

1,900 sq.m net by 2030 and 2,347 sq.m net by 2033. In terms of the demand for comparison 

floorspace, the study identified a requirement for 54sq.m until 2033, which is a negligible 

amount. This is partly due to a pipeline of development of new comparison retail floorspace over 

the study period (mainly located at edge and out of centre locations to Clacton) and existing 

capacity within the town centres. 

 

1.4 The LSH Study reviewed the District’s commercial leisure sector and offer. A quantitative 

assessment together with the household survey identified the potential to support new cinema 

screens in the District. However, this need would be met by the extant planning permission for 

a new cinema at Clacton Shopping Village (and at Harwich Valley). Based on the household 

survey, there is also a potential opportunity for a new Gym  and that residents in the District and 

Clacton‘s catchment would like to see improvement in the restaurant and café offer.  

 

1.5 The LSH study states (7.97/7.98) ‘The District and Clacton are losing custom to certain leisure 

activities (including family entertainment venues and cultural attractions) to higher order centres, 

particularly Colchester and Ipswich. The town could benefit from investing in new attractions 

that promote the District and town‘s heritage.’ 

 

1.6 In conclusion, there is a need for an additional convenience shopping of 2,347 sq.m and 54sq.m 

of comparison shopping over the plan period. There is a gap in the leisure market, however, 

this requires a coordinated strategy in terms of regeneration. 
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Part 2: Findings of the LSH Retail and Town Centre Uses Study (2020) 

2.1  The Retail and Town Centre Uses Study is an important part of the ‘evidence base’ used to 

inform the content of the Councils Local Plan. Focusing on New Retail Development within the 

district, the Retail Hierarchy as well as Village and Neighbourhood Centres.  It also informs the 

proposed alterations to the Local Impact Threshold and takes into account Town Centre Uses 

in light of the recent changes to the Use Classes Order. 

 

2.2 WYG Planning was commissioned by Tendring District Council in April 2015 to undertake an 

updated Retail Study for Tendring.  The Study drew on empirical research in the form of a 

telephone survey (May 2015) of 1,000 households covering Tendring to assess shopping 

patterns within the district.  An update to this was carried out by WYG in May 2016 to reflect 

more recent trends. 

 

2.3 In February 2020 Tendring District Council commissioned Lambert Smith Hampton (LSH) to 

prepare a Retail & Town Centre Uses Study. It has been prepared in the context of the Council‘s 

current development plan documents pertaining to retail, commercial leisure and other main 

town centre uses. It also takes account of other relevant material considerations, including the 

NPPF and the PPG, as well as the dynamic trends influencing and shaping the retail sector and 

the UK‘s High Streets and Town Centres generally.  As with many areas the effects of Covid 19 

and subsequent lockdowns are not yet known, however, certain trends are emerging including 

a rise in online shopping.  . 

 

2.4 The findings of the report are summarised below: 

 

 Whilst the forecast indicates potential capacity for new convenience floor space in the District 

to support a new food store within the Plan Period there is no evidence of strong market 

demand from retailers for representation in the town.  There is no requirement to identify 

additional sites for new comparison floor space in the District. 

 

 The Study identifies the potential to support new cinema screens in the District, this would 

however, be met by an extant planning permission for a new cinema at Clacton Shopping 

Village and at Harwich Valley. 

 

 Specific support for Clacton Town Centre: to immediately improve parking to encourage 

residents back into the centre as part of the COVID recovery plan.   Embrace and promote 

diversification of the High Street through the recently introduced ‘Class E’. 

 

 The medium to longer term strategy is to attract new expenditure: the allocation of new 

housing sites in and around Clacton will assist in drawing money in; the town centre needs to 

be ready to support this spending by offering more – local food markets, leisure activities, 

dining out as well as bars.  Broadening the visitor base with a unique attraction is another 

suggested strategy. 
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Part 3: Town Centre Regeneration Schemes 
 

3.1 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. It is one of the Council’s corporate priorities to maintain vibrant 

town centres and Clacton and Dovercourt Town Centres in particular are identified as ‘priority 

areas for regeneration’ where, due to their complex economic and social challenges, it will be 

essential to create the conditions for vitality, economic growth and a sustainable long-term 

future whilst addressing some of the problems and challenges that affect those areas on a day 

to day basis.   

 

Love Clacton - The Vision for Our Town Centre in 2030 

 

3.2 The vision for Clacton sets out the aim for Clacton in 2030 to be a well-loved, year-round 

destination positively promoting the town’s seaside heritage, the beaches and famous 

attractions. The town will be a place with a familiar brand and a distinctive traditional character 

and atmosphere in which local residents and businesses take pride and active ownership, and 

where visitors are made to feel welcome and safe.   The vision for Clacton seeks to attract 

visitors of all ages and abilities to come to the vibrant town centre to live, work, dine, socialise, 

shop and learn about Clacton’s fascinating history. The aim of providing free internet access in 

the town centre will encourage increased levels of mobile working providing a hub for formal 

educational and health services, interactive experiences and community engagement. 

 

3.3 The spatial vision splits the town centre into 5 key areas, which are illustrated in  figure 2.1 

below:  

  

 Pier Avenue South/Seafront - aims to create a destination for socialising, eating, drinking 

for people across a range of age-groups to support the evening and night time economy. 

Priority measures will include exploring the pedestrianisation of Pier Avenue, promoting the 

history of the town through an improved public realm, enhancing pedestrian linkages to the 

Pier, seafront, and hospital.  

  

 Core Shopping Area (including Central Pier Avenue/Electric Parade) - aims to provide and 

promote Clacton’s shopping, eating and drinking in the heart of its vibrant historic core. A 

series of short, medium and long-term measures will aim to transform this area into ‘Electric 

Parade’, the thriving heart of Clacton. Measures include creating additional on-street 

parking, promoting a flexible mix of uses, hosting events, public realm improvements and 

improving public transport access and pedestrian legibility.  

  

 Waterglade/Rosemary Road West - aims to develop a high quality ‘anchor’ retail park 

within a stone’s throw of the core shopping area. 
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 Pier Avenue North - aims to enhance a gateway into the town centre via its health and 

spiritual quarter. Measures will include public realm improvements and installation of 

improved signage.  

  

 Station Road/High Street/Rosemary Road - aims to enhance the gateway into the town 

centre via the railway station and develop a hub of educational, health and community 

services. Proposed Measures include enabling alternative town centre uses e.g. residential, 

improve cycle and residential connections, increase parking capacity and working with bus 

and rail operators to encourage day trips to Clacton.  

Figure 2.1: Love Clacton - Spatial Vision Areas 

 
 

3.4 The vision also promotes the development of three key opportunity sites in the town centre: 

 

 Electric Parade: the site is located in the town’s core shopping area. The opportunity 

focuses on the triangular block of property bounded by Central Pier Avenue, West Avenue 

and Jackson Road. Proposed site uses include retail at ground floor level with residential 

uses above.  

 

 Carnarvon Towers: the site is located in the Station Road/High Street/Rosemary Road 

area. It is formed of a large triangle of property that lies between the town’s railway station 

and the core shopping area. It is bounded by Station Road (home to Clacton Town Hall and 

the area occupied by many Estate Agents, Solicitors and other professional services), 

Carnarvon Road (the last stretch of the A133 terminating at the seafront) and the High 

Street. Objectives for the site include the relocation of the library and community centre to 
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a location closer to the town centre, facilitating increased footfall to the town centre, 

improving the public realm and the Carnarvon Road public car park. Proposed site uses 

include office use and residential accommodation.  

  

 Savoy Place: The site is located immediately south of the Carnarvon Towers opportunity 

site, a triangle of property bounded by the High Street and Rosemary Road. Objectives for 

the site include redeveloping the former Rumours nightclub to become a flexible arts and 

cultural venue, relocation of the market closer to the town centre, facilitate the 

accommodation of an arts attractor into the area, manage the relocation of retail users from 

Rosemary Road to the town centre, relocate library and adult facilities to the former Post 

Office site. Proposed site uses include retail, residential accommodation on upper floors and 

a new community square.  

 

3.5 Development of the three regeneration sites will enable the delivery of the wider vision and the 

ultimate goal of transforming Clacton. 

 

3.6 In addition to the proposed improvements to Clacton town centre, the vision document also sets 

out the strategic narrative for the wider Clacton area. Strategic projects will include: 

 

 Investment in beaches and seafront attractions  

 Upgrade of Clacton Hospital  

 Regeneration of the Jaywick Sands area 

 Development  of 950 dwellings at the Rouses Farm site   

 Construction of the North Clacton Relief Road  

 Develop Hartley Gardens Major sustainable urban extension to provide 1,700 new homes  

 Expansion of Brook Park Retail Park  

 Expansion of Pickers Ditch Walkway 

 Develop the Oakwood Park Urban Extension to provide 1,000 homes, a primary school, community 

facilities, specialist accommodation and open space 

 Extension of the Gorse Lane Industrial Estate  

 Improvements to the A133 

3.7 Many of the projects identified above are being brought forward through the emerging Local 

Plan and infrastructure investment at County level. 

 

3.8 Following a successful application from the Council and its partners, Clacton Town Centre has 

been shortlisted by the government as one of 50 town centres across the country to bid for a 

share of the £1billion ‘Future High Streets Fund’ aimed at delivering transformational changes. 

Having developed a bold vision for the town centre through a dedicated Clacton Town Centre 

Working Party, Officers are now working with government officials, Essex County Council, local 

businesses and other partners to draw up detailed proposals, in line with the vision above, for 

key sites in the town centre to be submitted for government consideration in 2020. In the 

meantime, Officers are progressing a number of short-term actions aimed at improving 

conditions for town centre trading, including changes to parking and access arrangements, the 

creation of a purpose-built performance/events area and measures to positively promote the 

town through the ‘Love Clacton’ brand. These actions were approved by the Cabinet in 
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September 2019 with a fund of £250,000 set aside to deliver certain projects with further funding 

of £24.5million being sought from government.   

 

Dovercourt 

 

3.9 Dovercourt Town Centre is the subject of a new Masterplan that was approved by the Cabinet 

in July 2019 and which articulates its own vision for the regeneration and transformation of the 

town. It targets interventions focussed on vacant, derelict and rundown sites and securing 

improvements to the quality of the public realm. It also contains specific development proposals 

for key sites including the Starlings site and Milton Road car park which were considered by 

Cabinet in September 2019 and allocated a fund of £1.6million towards their delivery.  

 

3.10 The Starlings site is located on Dovercourt High Street and has been derelict for some years. 

The Masterplan advocates that the Starlings site be redeveloped to provide a new animated 

public space, public toilets and a surface car park. The Milton Road Car Park is a two storey 

steel and concrete structure located adjacent to the Starlings site. The Masterplan advocates 

the demolition of the Milton Road Car Park and the sites redevelopment for housing. 

 

Summary 

 

3.11 To ensure the town centres can adapt in response to the decline in retail on the high street, the 

Council has reviewed the planning policies for town centres in light of the work that has been 

undertaken for Clacton and Dovercourt, the discussions with businesses and key stakeholders, 

the latest planning guidance contained within the National Planning Policy Framework (NPPF) 

and the recent changes to the ‘Use Classes Order’. 

 

3.12 To achieve the above, the Local Plan Committee on the 29th October 2019 recommended that 

a flexible approach be adopted to town centres and that Policy PP5 in Section 2 of the Council’s 

emerging Local Plan 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.  

 

3.13 The amended policy would, however, still 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);  

 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; 

 arts, culture and tourism development (including theatres, museums, galleries and 
concert halls, hotels and conference facilities). 

 
3.14 It is also suggested that residential development could form part of the mix of uses allowed 

within the town centres to support footfall, vibrancy, natural surveillance and security – helping 

to support the evening and night time economies. The amended policy, for the Inspectors 

consideration, 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.   
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Part 4: Town Centre Retail Development  

New Retail Development  

4.1 As shown in Part 2 and 3, Policy PP1 has been updated to reflect the latest assessment of retail 

demand as stated in the LSH Retail Study. The quantitative assessment now shows a 

requirement for 2347 sq.m by 2033; this is the equivalent of a new food store. In conformity with 

the NPPF, this should, where possible be located within town centres. If market conditions 

support it, any new provision should be directed towards Clacton Town centre as a priority, in 

line with the sequential approach, to re-inforce Clacton’s retail offer and contribute towards 

rejuvenating the town centre. 

 

4.2 The LSH Retail Study predicted an increase in capacity of around 54sqm by 2033 in comparison 

shopping. This is a very small requirement which can easily be accommodated within existing 

vacant town centre units or schemes that already benefit from planning permission. 

 

4.3 Given the above, there is no need to allocate additional land for retail development. The 

emphasis is on sustaining the town centres. 

 

4.4 The suggested amendments to Policy PP1 are outlined below to reflect the latest information 

regarding demand: 

 

 
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. 
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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. 
 
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.     
 

 

4.5 The WYG Retail Study recommended that Clacton should continue to be classified as a major 

town centre and Dovercourt, Walton-on-the-Naze, Frinton-on-Sea, Brightlinsea and 

Manningtree as town centres. The role of Clacton is confirmed in the LSH Retail Study. 

 

4.6 Policy PP 2 states the retail hierarchy as being: 

 

Major Town Centre  

 Clacton 

Town Centres 

 Dovercourt 

 Walton-on-the-Naze 

 Frinton-on-Sea 

 Brightlingsea 

 Manningtree 
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District Centres 

 Harwich 

 Old Road, Clacton 

 The Triangle, Frinton-on-Sea 

 Great Clacton 

 Frinton Road, Holland-on-Sea 

 

4.7 Britton properties (ref:LPPuD379) made a specific objection to the reference to ‘scale’ in policy 

PP2; expanding on this they comment that National Policy does not state ‘avoid’ out of centre 

retail (and similar) development on the basis that they might bring positive economic growth 

and not impact negatively on nearby towns. The Council agree that paragraph 6.2.16 could be 

improved to better reflect what is said in paragraph 86 of the NPPF (2019) and agree 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. Britton Properties are now delivering the Brook Park West 

scheme on the periphery of Clacton.  

 

4.8 As such, a minor modification is proposed 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… 
 

 

Town Centre Uses 

4.9 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 emerging 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.  

 

4.10 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, ensuring 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 
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activities, including eating, drinking and community-based activities as well as new residential 

accommodation, in the interest of vibrancy and vitality.  

 

4.11 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 (2019) would include:  

 

 Retail development (including warehouse clubs and factory outlet centres);  

 

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); and 

 

 offices; and  

 

 arts, culture and tourism development (including theatres, museums, galleries and 

concert halls, hotels and conference facilities). 

 

4.12 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. 

 

4.13 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.  

 

4.14 The proposed modification in relation to PP5 is as follows: 

 

 

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 



 

15 
 

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. are for main town centre uses, as defined in the NPPF; or 

b. will promote the vitality and viability of the centre, including proposals 

for residential development; or 

c. will involve the conversion or re-use of upper floors; and/or 

d. deliver high quality active ground floor frontages; and 

e. within the Primary Shipping Frontages A1 uses (shops) comprise at 

least 70% of the shopping frontages; and 

f. within the Secondary Shopping Frontages main town centre uses 

remain dominant; and 

g. 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. 
 

 

4.15 The suggested modification to Policy PP5 reflects the significant changes in Government policy 

in relation to regenerating the high street and the individual Council regeneration programmes 

for Clacton and Dovercourt as outlined in Part 3 of this Topic Paper.  

 

4.16 Britton Properties (ref: LPPuD381) propose an alterations to Policy PP5 so that the Primary 

Shopping Frontage is reduced; the removal of Waterglade Retail Park from the Town Centre 

Boundary and requested the Council consider including details of the sequential assessment in 

the Local Plan. The Primary Frontage policy has been removed in line the latest Government 

advice and the need to allow more flexibility within the town centre. The Waterglade Retail Park 

is included within the town centre boundary in line with the LSH Retail Study; it is located within 

the centre of the town and helps to attract people thereby supporting footfall and increasing 

visitor spend in neighbouring retail and leisure outlets. In relation to the sequential test, the 

policy within the NPPF (2019) is adequate and so this is not repeated in the Local Plan. With 

Britton Properties now delivering the Brook Park West scheme in Clacton, their interest in 
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removing Waterglade Retail Park (which has since obtained planning permission for its own 

scheme) from the town centre boundary may have been superseded.  

 

4.17 Historic England (ref:LPPuD129) proposed a change to the structure of the policy so that 

criterion G would be a stand-alone sentence. However, changes in Government and local policy 

have meant that a more flexible approach should be adopted to support town centres. The new 

Use Class E facilitates more flexibility in the uses allowed in the town centre without the 

requirement for planning permission. The revised Policy PP5 reflects this approach. 
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Part 5: Out of Centre Retail Development  
 

5.1 The 2012 NPPF and 2019 NPPF require an impact assessment to be undertaken for retail, 

leisure and office development outside of town centres which are not in accordance with an up 

to date Local Plan. The 2019 NPPF states that 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, then the NPPF default threshold of 2,500 square metres 

(gross) should be applied. 

 

5.2 The latest Planning Practice Guidance states that in setting the local threshold, the Council 

should consider the following: 

 

 scale of proposals relative to town centres; 

 the existing viability of town centres;  

 cumulative effects of recent developments; 

 whether local town centres are vulnerable; 

 likely effects of development on any town centre strategy; and 

 impact on other planned investment. 

 

5.3 The LSH Retail Study reviewed the thresholds based on the latest retail trends. The report 

states   

 

‘We consider that thresholds supported in draft Policy PP4 for Clacton and Frinton should be 

lowered, particularly given the extent of new and committed retail and leisure uses at edge and 

out of centre locations to Clacton. As they currently stand, the draft threshold levels do not 

prevent the incremental growth of smaller retail and leisure developments at edge and out of 

centre. (paragraph 8.31).’ 

5.4 And continues 

 

‘We consider that it is reasonable for applicants proposing developments for new comparison 

and convenience goods retailing of 350 sqm gross and above at sites defined as edge or out 

of centre to Clacton and Frinton demonstrate that they will not have a significant adverse impact 

cumulatively with other commitments in the area, in accordance with the NPPF. This will ensure 

that proposals for smaller stores and applications to incrementally expand existing edge and 

out of centre retail offer are appropriately assessed in terms of their potential impact on existing 

centres. This would also include applications that seek to vary conditions that restrict the sale 

of goods (e.g. bulky goods) on say retail parks, to allow a broader range of goods for sale, which 

could impact on existing centres. The proposed 350 sqm threshold would allow for small scale 

retail provision (e.g. a small convenience store) to come forward without the need for an impact 

assessment, particularly where it will serve a new or existing local community.’ 

5.5 Given the above, the following modification to PP4 is proposed: 
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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.     

 
 

 

5.6 Britton Properties (ref:LPPuD380) objected to the local impact threshold as being wholly 

inappropriate as all the town centres should adopt the same standard; this being 2,500 sq.m 

which is in line with the NPPF. Sainsbury’s supermarkets (ref:LPPuD365) stated that for 

simplicity reasons, the Local Impact Threshold should be 750 sq.m applied across the District. 

The Williams Group (ref:LPPuD72) queried the methodology and requested the approach be 

reconsidered adopting a more straightforward impact threshold across the District. In response, 

the Council believe the assessment of the Local Impact Threshold is in line with the NPPF. The 

NPPF in paragraph 80 clearly advocates the use of proportionate, locally set floorspace 

thresholds which have been recommended by both the WYG Retail Study and the LSH Retail 

Study. The thresholds are based on the most up-to-date evidence. It is imperative that the vitality 

and viability of the town centres are sustained; the purpose of the impact assessment is to 

ensure the Council can make decisions on out of centre developments with proper information. 

It must be remembered that the Policy merely requests an assessment of the impact of a 
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proposal, not that the proposal will be refused. Again, with Britton Properties now delivering 

Brook Park West, their objection to this policy may have been superseded by events.  
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Part 6: Village and Neighbourhood Centres 

6.1 Policy PP3 seeks to plan positively for village and neighbourhood centres. However, Village 

and neighbourhood centres are not classified as town centres in terms of the NPPF (2019) 

definition. There were no specific objections to the policy wording in PP3, however, it is 

suggested that the proposed neighbourhood centre at Hartley Gardens (SAMU2) be included 

within the list of Existing and Proposed Neighbourhood Centres, for consistency with other 

SAMU allocations: 

 

 

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 

 Junction of Tamarisk 

Way/Broadway, Jaywick 

 Thorpe Road, Kirby 

Cross 

 Tudor Parade, Marlowe 

Road, Jaywick Sands 

 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 

 New neighbourbood centre 

proposed for Rouses Farm 

Garden Suburb 

 New neighbourhood centre 

proposed for Hartley Gardens 

Garden Suburb 
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Part 7: Modifications to Policy Maps 

7.1 In light of suggestions made in the LSH Retail Study and changes in National Policy, a number 

of amendments are proposed to the local maps included within the Local Plan. Changes related 

to retail and town centre uses are summarised below: 

 

B.5 Brightlingsea 

 

7.1.1 Remove the Primary Shopping Frontage notation from Brightlingsea Town Centre in line 

with suggested amendments to Policy PP5. 

7.1.2 Remove, from the key, ‘Primary Shopping Frontage’ and ‘Secondary Shopping 

Frontages’ to reflect the suggested amendments to Policy PP5. 

 

B.6 Clacton 

 

7.1.3 Remove the ‘Primary Shopping Frontage’ and ‘Secondary Shopping Frontages’ from 

Clacton Town Centre.  

7.1.4 Remove the ‘Primary Shopping Frontage’ and ‘Secondary Shopping Frontages’ from the 

key.  

7.1.5 Amend the town centre boundary and Primary Shopping Area to reflect the changes 

agreed by the Council’s Planning Policy and Local Plan Committee on 29th October 

2019 in response to the recommendations of the Clacton Town Centre Working Party, 

and incorporate further recommendations from the LSH Retail (2020), as indicated 

below.  

 

B.10 Frinton and Walton 

 

7.1.6 Remove the ‘primary shopping frontage’ from Frinton Town Centre in line with the 

suggested amendments to Policy PP5.  

7.1.7 Remove both the ‘primary shopping frontage’ and ‘secondary shopping frontage’ from 

Walton Town Centre in line with the suggested amendments to Policy PP5.  

7.1.8 Remove ‘primary shopping frontage’ and ‘secondary shopping frontage’ from the key.  

 

B.15 Harwich and Dovercourt 

 

7.1.9 Remove the Primary Shopping Frontage and Secondary Shopping Frontage notations 

from Dovercourt Town Centre in line with suggested amendments to Policy PP5. 

7.1.10 Remove ‘Primary Shopping Frontage’, ‘Secondary Shopping Frontages’, ‘Area to 

comply with Policy HP4’ and ‘Mixed Use with Consent’ from the key.  

 

B.21 Manningtree, Lawford and Mistley 

  

7.1.11 Remove the Primary Shopping Frontage notation from Manningtree Town Centre in line 

with the suggested amendments to Policy PP5.  

7.1.12 Remove Primary Shopping Frontage and Secondary Shopping Frontages from the key 

and rename ‘Village and Neighbourhood Centres’ to ‘Town, Village and Neighbourhood 

Centres’.  
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7.2 The NPPF (2019) advises that town centres should be allowed to grow and diversify in a way 

that can respond to rapid changes in the retail and leisure industries. This move towards a more 

flexible approach to town centres is emphasised in the new Use Class E which incorporates not 

just retail but other leisure uses suitable to town centres. In light of the changing nature of town 

centres and in accordance with the NPPF (2019), which no longer refers to Primary and 

Secondary Shopping Frontages, it is proposed that references to Primary and Secondary 

Shopping Frontages are removed from Policy PP5 and associated maps. 

 

7.3 In response to recommendations of the Clacton Town Centre Working Party, and incorporating 

amendments suggested in the LSH Retail Study, modifications are also proposed to the ‘Town 

Centre Boundary’ and ‘Primary Shopping Area’ in Clacton on Sea (map B.6). The reduction of 

the overall size of the Town Centre Boundary will allow more flexibility for residential 

development to take place on the periphery of the shopping area and  help focus investment in 

town centre uses in its central core. The minor amendments to the Primary Shopping Area seek 

to more accurately reflect the extent of the core retail uses in Clacton Town Centre, while 

allowing for the expansion of the Sainsbury’s supermarket to meet the residual convenience 

goods capacity identified in the LSH Retail Study.  
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Part 8: Objections and alternative proposals 

8.1 Policies PP1 to PP5 attracted relatively few objections and the policies are therefore not 

considered particularly contentious. 

 

Comments on Policy PP1 

 

8.2 In respect of policy PP1, representations were made by: 

 

8.2.1 LPPuD377 – Britton Properties Ltd: Requesting that qualitative requirements are 

considered as part of Policy PP1, and that reference to restricting scale be removed. 

 

8.2.2 LPPuD69 – Williams Group: Requesting that specific sites (including the Harwich 

Valley site) be allocated to meet identified need. 

 

8.3 Objections to this policy come from developers who have already secured planning permission 

for major out of town retail developments – permissions which were granted in accordance with 

the NPPF, where it was demonstrated that the schemes would benefit the local economy 

overall. Qualitative requirements are addressed in a proposed modification to Policy PP4. The 

reference to scale is also removed from this policy.  as a suggested minor modification to Policy 

PP1. 

 

Comments on Policy PP2 

 

8.4 In respect of Policy PP2, representations were made by: 

 

8.4.1 LPPuD379 – Britton Properties Ltd: Requesting minor modifications to the wording 

of paragraph 6.2.16 of the supporting text and Policy PP2 itself. 

 

8.4.2 LPPuD70/71 – Williams Group: Requesting that paragraph 6.2.16 should be 

redrafted, and that the Harwich Valley site be explicitly allocated as a mixed use site 

and included in the retail hierarchy. 

 

8.5 It is accepted that the wording of paragraph 6.2.16 of the supporting text could be improved to 

better reflect the NPPF; a  minor modification is suggested. As with Policy PP1, a modification 

to Policy PP2 is suggested to remove reference to the scale of retail development to address 

concerns raised by Britton Properties. 

  

8.6 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 

 

Comments on Policy PP3 

 

8.7 In respect of Policy PP3, representations were made by: 
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8.7.1 LPPuD246/401 – Persimmon Homes: Supporting Policy PP3. 

 

8.7.2 LPPuD489 – Carol Bannister: Raising concerns about the land allocation in Weeley 

(Policy SAMU5). No specific comments relating to Policy PP3. 

 

Comments on Policy PP4 

 

8.8 In respect of Policy PP4, representations were made by: 

 

8.8.1 LPPuD380 – Britton Properties Ltd: requesting that the local impact threshold for all 

town centres be set at 2,500 sq.m in line with the default threshold set out in the 

NPPF. 

 

8.8.2 LPPuD365 – Sainsbury’s Supermarkets Ltd: requesting that the local impact 

threshold across the district be set at 750 sq.m. 

 

8.8.3 LPPuD72 – Williams Group: Requesting a more straightforward approach, involving 

a single local impact threshold, be adopted. 

 

8.9 The NPPF encourages councils to set their own local impact thresholds, and the Council has 

done so in line with recommendations made in the WYG Retail Study. The updated LSH Retail 

Study agrees that local impact thresholds should be set, but based on most recent evidence 

recommends they be lowered. A suggested modification to Policy PP4 reflects this updated 

evidence. 

 

Comments on Policy PP5 

 

8.10 In respect of Policy PP5, representations were made by: 

 

8.10.1 LPPuD129 – Historic England: requesting a minor modification to the wording of 

Policy PP5. 

 

8.10.2 LPPuD381 – Britton Properties: requesting the reduction of the Primary Shopping 

Frontage area on the core of Clacton Town Centre and the removal of Waterglade 

Retail Park from the Town Centre boundary. 

 

8.11 In light of changes to Government policy since the Local Plan was submitted, significant 

amendments to Policy PP5 are suggested aimed at allowing a more flexible range of activities 

in town centres. Primary and Secondary Shopping Frontages have been removed from the 

policy entirely. It is considered that the objections to Policy PP5 are addressed through the 

revised wording. Waterglade Retail Park is within the Village and Neighbourhood Centres 

boundary, but not within the Primary Shopping Area. 

 

Conclusion on objections and alternative proposals 

  

8.12 The commentary above demonstrates that retail policies are not a controversial issue within the 

Tendring Local plan. The relatively few objections received have been considered by the 
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Council and modifications to the policies and supporting text have been suggested where 

appropriate.  
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Part 9: Overall conclusions 

9.1 The recently undertaken studies have established that retail floor space requirements for both 

comparison and convenience goods can be met within the districts existing centres.  

Consequently the Council has made its focus maintaining and supporting town centres as the 

heart of the local communities.  Clacton and Dovercourt have been identified as priority areas 

where creating economically viable growth will ensure a sustainable long term future. 

 

9.2 There are a complex range of economic and social challenges to be addressed.  The Love 

Clacton Vision sets out a pathway to regeneration for Clacton Town Centre.  The engagement 

with local businesses as part of the Clacton Town Centre ‘Working Party’, analysing the 

evidence presented in the studies and following national guidelines have already resulted in 

Clacton being shortlisted for a share of the £1billion ‘Future High Street Fund’ with a government 

decision imminent at the time of writing. 

 
9.3 The relatively small number of objections received have been considered and addressed. All 

suggested policy amendments outlined in this paper aim to give the Council, local businesses 

and other stakeholders the flexibility required to adapt to the changing face of consumer 

spending.  The diversification of Clacton and Dovercourt Town centres through the respective 

regeneration projects will hopefully encourage vibrant, flourishing communities. 

9.4 With the suggested amendments set out in this paper, the policies and proposals relating to 

retail and town centre uses in the emerging Local Plan will reflect the latest technical evidence, 

the thrust of government policy and the aspirations for local town centre regeneration.   

  

 
 


