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NPPF

National Planning Policy Framework February 2019

National Planning Practice Guidance

Tendring District Local Plan 2007 -

ENG
QL9
QL1
QL2
QL3
QL10
QL1
QL12
HG1
HG3A
HGB
HG9
COM6E
COM31A
EN1
ENG
ENGA
EN11A
EN13

TR7

Biodiversity

Design of New Development

Spatial Strategy

Promoting Transport Choice

Minimising and Managing Flood Risk

Designing New Development to Meet Functional Needs
Environmental Impacts and Compatibility of Uses

Planning Obligations

Housing Provision

Mixed Communities

Dwelling Size and Type

Private Amenity Space

Provision of Recreational Open Space for New Residential Development
Sewerage and Sewage Disposal

L.andscape Character

Biodiversity

Protected Species

Protection of International Sites European Sites and RAMSAR Sites
Sustainable Drainage Systems

Vehicle Parking at New Development

Tendring District Local Plan 2013-2033 and Beyond Publication Draft (June 2017)

SP1
SP2
SP5
SP6
SPL1

SPL2

Presumption in Favour of Sustainable Development

Spatial Strategy for North Essex
Infrastructure & Connectivity
Place Shaping Principles
Managing Growth

Settlement Development Boundaries



-':Sustameble DeSngn

-'Open'Space Sporte & Recreatlon Faerlrt:es’_-_:_{

_ __=:.Housrng Suppiy

Housmg Chorce

: .'..'Hous;ng Dans|ty and Standards o

: :Housrng Layout

[ :Development and Floed Rrsk

;Brodrversrty and Geodlversrty

_ _ZIV.Vater Conservat:on Dramage anci Sevtrerage
Sustalnable Transport and Accesmbal:ty |
_';_':...grmprovmg the Transport Network _ '.

--'_ﬁStatus of the Local Plan

-sﬁThe ‘devetopment pian for Tendring is: the 200? adopteci l.oeai Ptan Paragraph 213 of the NP
-(2018) allows' local -planning -authorities 1o give due. ‘weight ‘to ‘adopted albeit outdated po!imes';f
_---;accordlng to their: degree of consastency with the’ poilt:les in' the NPPF: Paragraph 48 of the NPPF
“also allows werght {0 be’ given j(e) pohcres in emerging plans’ accordrng to their: stage of preparatfon
‘the ‘extent ‘to’ which there are. unresolved - objections “to relevant policies ‘and the degree o
'.L-Consnstency with national polrcy ‘As of 16th June 2017, the emerging Local Plan for Tendring Is the
---_Tendrmg Dlstnct Local Ptan 2013-2033 and Beyond F’ubisoa’non Draft I

-_'_Sectron ‘f of the Local F‘-’tan (whsch sets out the strategy for growth across North Essex lnoiudlng
Tendring,’ Colchester and Bramtree) was exemmed in January and May 2018 and the: Inspectors
“initial fmdrngs were: pub!:shed in June 2018 They raise concerns, very specrflcally, about the. three
“Garden Communltles proposed in north Essex along the A120. designed to deirver Ionger—term_}.r
“sustainable growth in the latter half of the plan period and beyond 2033. Further. work is required to
_;address the iospeotors concems and the North Essex Authontres are con5|dermg how best to.

_Z-Wrth more Work reqmred to demonstrate the soundness of the Loeai Ptan ;ts poh(:les cannot yet.
“carry the full we:ght of: adopted policy, however they can carry some. welght in the determrnatron of -
f'planntng epphcattons ‘The examination of Sectlon 2 of the Local Plan will progress orce’ ‘matters in_:
f_re!atron to Section 1 have been: resolved Where emerging po]rmes are: partxcutarly re!evant toa. .
- planning: applrcat:on and can be given some. werght in line with the pnncsptes set olt in’ paragraph
- 48 of the NPPF, they will be considered and, where appropnate referred 1o in decision notices. In = .
.:'”ge_nera[' rms however more weight W|IE be glven to poticies in the NPF’F and the adopted Locali- G
-'._.‘-Pian' S o . S

"'!n relahon to housrng supp!y

: he NPF’F reqwres Councrls to boost 5|gn:f|cantly the supply of housmg to meet objectfvely
f_assessed future housing. needs in full: In ‘any one year, Councils must be able to identify five years'
.worth of ‘deliverable . heussng land ‘against ‘their pro;ected housang requsrements (plus:: -an
*:"'.'-apprepnate buffer to. ‘ensure’ choace and competltlon in’ the market for land, account for -any
1-._.ffuctuatrons in the market or- 1o |mprove the prospeot of: achlevzng the planned supply) I this'is not
s possmie or housmg delsvery over the previous three years has been substantially below {less than - .
- 75%) the housing: requirement, . paragraph 11: d) of the NPPF ‘requires applications for housing =
L '_:cteve!opment needing to be assessed on their merits, whether sites are allocated for deve]opment-" T
e :_'_"_tn the Local Pian or not At the tlme of th:s decrs;on the supply of eeilverable houssng sates that




the Council can demonstrate falls below 5 years and so the NPPF says that planning permission
should be granted for development unless the adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in the National Planning
Policy Framework as a whole. Determimng planning appilcat;ons therefore entails weighing up the
various matenal considerations. The housing land supply shortfall is refatlveiy modest when
calculated using the standard method prescribed by the NPPF. In addition, the actual need for
housing was found to be much less than the figure produced by the standard method when tested
at the recent Examination In Public of the Local plan. Therefore, the justification for reducing the
weight atiributed to Local Plan policies is reduced as is the weight to be given to the delivery of
new housing {o help with the deficit.

. Officer Appraisal (including Site Description and Proposal)

Site Description

The application site lies outside the settiement development boundary of the adopted local plan.
The emerging local plan includes all the dwellings on the northern side of St Johns Road within the
settlement development boundary of Clacton-on-Sea, plus the application site and neighbouring St
Johns Piant Centre which both lie to the rear of existing dwellings fronting St Johns Road.

The application site gains access from St Johns Road by demolishing existing dwelling number
824. The site extends northwards and then increases in width to accommodate land associated
with number 824 which has a mixture of residential and storage uses with a number of barns and
large sheds. To the north-west lies a holiday park, and to immediate eastern boundary lies the rear
gardens of number 818 and 814 St Johns Road and a large mature garden.

History

14/00929/FUL was refused but allowed at appeal for 14 two storey dwellings on a marginally
altered site.

18/00379/0UT granted outline permission for 14 dwellings with access included and was subject to
a S106 for open space and affordable housing.

Reserved matters application 18/02113/DETAIL relates to all remaining reserved matters for Plots
1-9 and 13-14 only. The two two-bedroom affordable dwellings as required by the $106 have been
approved under this application. An offsite public open space contribution has also been secured
under the S106 on 18/00379/0UT.

Pending application 19/00636/DETAIL is for Plot 12 only.

Description of Proposal

The application seeks reserved matters approval for consideration subsequent to the outline
application (18/00379/0CUT}. The matters which were reserved are the scale, appearance, layout
and landscaping. The details submitted pertain solely to Plot 11.

Piot 11 is sited due north to the rear of No. 814 St. Johns Road where back-to-back separations
distances in excess of 80m would exist. The plot itself is around 42m in depth and just over 18m
wide; the dwelling would sit fairly centrally within the piot. it would have a south-facing rear private
grassed amenity space in the region of 300m and a 2m-high close-boarded fence to the east
boundary erected inside existing hedging. Off-street parking with permeable paving for two
vehicles would be provided to the front of the property.

The dwelling itself is two-storey; although bungalows are the dominant property type immediately
in front of the site, two-storey properties lie only a short distance to the east. As the area is not
dominated by bungalows the introduction of two-storey dwellings at the site would not amount to a
significant departure from the area's character and appearance.




_.-'_EExtemaily the property wouid be ﬂmshed ln a whitelgrey brlck and have a slate roof wmdo_'_ and_"__ _: .

. l_f-:s a smgle gab!e whtch is subserv;ent :n terms of rts W|dth and ﬂctge heaght m comparzson to -the S
: ':---;scate ofthe maln bualdlng B L : : - e L o

'The dweltzng wouid have an overalt he|ght in the regron of 9 Bm thh eaves at ;ust over 5m rt weuid_:.:i'._-
~.be.around 10.5m wide'and a’ maximum of 11. 5m deep’ (excludmg the porch). ‘Accommodation is
- split-over three floors with- communa! family areas at. ground. floor, bedreoms at first floor and. =
i -.-secondary accommodation rn the roofspace (tabelted on the ﬂoorptans as a study and __quret'*"

i __._-__:.The appticatlon sne ites outsrde ef any def ned settlement development boundary in the 2007;‘
. _adopted. plan. However, the site lies wholly ‘within the settlement development boundary of the:
- emerging local plan. This inclusion within the draft settlement development boundary indicates that =
. the" Council ‘¢onsiders this to be a sustainable location for growth on the. ‘edge. of the urban' L
"".-'setttement of Ciacton-on Sea hence the grant of outlrne planmng permassron : e S

o The Government attach great rmportance to the desagn of the butlt envrmnment Good desngn isa’
;'-'._key aspec:t of ‘sustainable : development; is indivisible from’ good ‘planning and should ‘contribut
‘positively to’ maktng places better for- peopie “Onie of the core: ptanmng prmmpies of The National -
- Planning F’ollcy Framework (NPF’F) as stated at paragraph 130 as to atways seek to secure htgh'ﬁ*
uahtydesrgn e o O e T O _ : Lo '

_'_Savedipoilcres QLQ Ql_10 and Ql_tt aim to ensure that all new: deveiopment makes a pomttveg
'_':-'_contnbutlon to the” qualsty of the local environment,  relates well to its site and surroundmgsg'{
“‘particularly in' retatlon to its: form and de5|gn and does not have a matertaity damagmg tmpact on:
_“:'the amemt;es of occuplers of neafby prepemes Emerglng Pollcy SP1 reﬂects these.'__ i

.__The helght dw:dth de3|gn and externat matenals ef the proposed dweiltng would respect th
;__characterofthe area in genera! PR s S _

i 4/0092QIFUL accepted ‘t4 two storey dwelilngs cm a margma!ly altered srte S0 there can be no_._.ﬁi_
bjectlon in principle to- two storey . devetopment on this site. Plots -7,.8 ‘and ‘9 towards’ thel_: e
;-_"_rearlcentre of the site are two storey and the scale of this 2.5 storey p!ot |s corassdered acceptablej};ﬂ: o

~.given ample separatlon drstance to exrstlng and proposed dwettangs to ensure ne materlal Ioss-o
_.}Izght prtvacy or outtook R R B

*f':La'ndscag‘ing"”.;. L L S ..
_{'_:Thts is:a s;ngte ptot srted m a deep backtand 3ocatton where ;t tS not publtcty vrsmte fa‘em _outs_zde_:

S :.;_3_-- ;'_:-':The Iayeut is’ a senszb!e approach to thls awkwardly shaped srte wrth adequate ptot suzes and srde_ :
o ;_|solat|on to prevent the devetopmertt appeaﬂng cramped - Seiniing _ e
_-_-":'The proposat retates to a smgte ptot remarnrng from the Iarger reserved matters approvai for 17 ;
Sooplots. i e e e . et o

T ._';;":The plot as edequately separated to prevent any matenat toss of Iaght eutleek or pnvacy '-.to:'- L
A ':'._-:-nelghbourlng dwetlmga S . RN RN L _




Parking is not overly dominant to enable soft landscaping to the froniage.
The private garden complies with the standards under saved policy HG9.

Impact on Neighbours Amenities

The NPPF, at paragraph 127 states that planning should always seek to secure a good standard of
amenity for al! existing and future occupants of land and buildings. In addition, Policy QL11 states
that amongst other criteria, 'development wili only be permitted if the development will not have a
materially damaging impact on the privacy, daylight or other amenities of occupiers of nearby
properties’. ’

Due to the separation distances to the neighbour at No. 814 St. Johns Road and the proposed
siting of window openings there is no significant additional risk of loss of privacy, daylight or harm
to the amenities of any of the adjacent neighbours. _

Other considerations

Access was approved at outline stage and a number of highways conditions were imposed on fhe
outlineg permission. This application relates to a single plot and the larger reserved matters

approval for 11 plots 18/02113/DET is currently under construction providing the internal access {
road, turning area, footpaths, landscaping etc. A condition to require the provision and retention of

the parking as shown is therefore imposed to ensure adequate parking for this plot and to prevent
on street parking in the area.

No representations have been received by the public.

RAMS

There has been a recent change to Natural England's advice and the introduction of Zones of
Influences around all European Designated Sites (i.e. Ramsar, Special Protection Areas and
Special Area of Conservation). Within Zones of Influences (which the above site falls within)
Natural England are requesting financial contributions to mitigate against any recreational impact
from new dwellings.

Legal advice has been sought in relation to the Essex Coast Recreational disturbance Avoidance
and Mitigation Strategy (RAMS) which supports the view that Tendring District Council can seek
financial contributions in accordance with the Essex Coast Recreational disturbance Avoidance
and Mitigation Strategy (RAMS) and that this also applies to reserved matters applications where

this was not considered at outline permission stage. A Habitat Regulations Assessment has{
therefore been undertaken to confirm that the mitigation will be the RAMS level contribution as

recommended by Natural England. It is therefore considered that this contribution is sufficient to
mitigate against any adverse impact the proposal may have on European Designated Sites. The
contribution is secured by unilateral undertaking. There is therefore certainty that the development
would not adversely affect the integrity of European Designated Sites in accordance with policies
EN6 and EN11a of the Saved Tendring District Local Plan 2007, Policy PPL4 of the emerging
Tendring District Local Pian 2013-2033 and Beyond Publication Draft and Regulation 63 of the
Conservation of Habitat and Species Regulations 2017.

6. Recommendation

Approval - RM
7. Conditions

1 The development heréby permitted shall be carried out in accordance with the following
approved plans:- 1871-01 REV C and 1871-02; and White Grey Rustica brick details.

Reason - For the avoidance of doubt and in the interests of proper planning.



ii?nor to first occupation of the 'dweiltng the off 5treet parkmg shown on drawang no.. 1871 01
.~ REVC shallbe provcded and mamtalned free frcm obstructlon w:thm the sxte at alf t:mes fo
wo that sole purpos_ . Sl e

Reason .To ensure that on 'street parkmg of vehtctes ln adjommg streets does not occur m
_the mterest of haghway safety L PEtt . o _

nformatlves

The Local Plannmg Authonty has acted posmve!y and proactwely in determming th:s appﬂca{ion b' :
_-assessing the proposal agamst all material considerations; mciudlng planning pohmes and any
L :’_;representatsons that. may have: been received and- subsequentiy determining to grant. plann:ng“.;__j'f
. permission in: ‘accordance w1th the presumptlon tn favour of sustamable deveiopment as set out_‘_"-'i'
_--:;_'.}w:thm the N: tt_onal Pianning Pollcy Framework . : e

-;'::.Legal Agreement informatlve Recreatlonai ]mpact Mltlgation

-_'_S_Thts applscat!on is the subject of a Iegal agreement and thlS demsson should only be read in
~.conjunction with this agreement.. The agreement addresses the foIEowmg issues: mitigation agamst"_-
:_f"any recreational lmpact from residential devetopments in accordance wnth Regulat:on 63 of the:'-':'-
__Conservation of Habltat and Speczes Regulations 2017 B : . : :







