DELEGATED DECISION OFFICER REPORT

AUTHORISATION INITIALS DATE
Planning Officer recommendation: AP 22/5/2025
EIA Development - Notify Planning Casework Unit of YES / NO / N/A
Decision:
Pre-commencement condition agreement: YES-/ N/A
Team Leader authorisation / sign off: ML 22/05/2025
Assistant Planner final checks and despatch: ER 23/05/2025
Application: 25/00292/FUL Town / Parish: Little Clacton Parish Council
Applicant: Mr Strutt
Address: Plot 4B The Meadows Little Clacton
Development: Planning Application - Erection of one self-build dwelling.

1. Town / Parish Council

Little Clacton Parish
Council

2. Consultation Responses

ECC Highways Dept
20.03.2025

Supports application

The information provided with the application has been assessed by
the Highway Authority and conclusions reached from a desktop study
based on the submitted material and in conjunction with an earlier site
visit. It is observed that Betts Green Road and The Meadows are
classified as Private Roads and the proposal site is set well back from
the public highway as such the Highway Authority would not normally
comment, considering these factors:

From a highway and transportation perspective the impact of the
proposal is acceptable to Highway Authority subject to the following
mitigation and conditions:

1. Each vehicular parking space shall have minimum
dimensions of 2.9 metres x 5.5 metres.

Reason: To ensure adequate space for parking off the highway is
provided in the interest of highway safety in accordance with Policy
DM8.

2. As indicated on drawing no. 1214 A SC 07, any new
boundary planting shall be planted a minimum of 1 metre back from
the private road and retained free of obstruction above 600mm at all
times.

Reason: To ensure that the future outward growth of the planting
does not encroach upon the highway or interfere with the passage of
users of the highway, to preserve the integrity of the highway and in
the interests of highway safety and in accordance with Policy DM1.

3. The single garage should have a minimum internal
measurement of 7m x 3m.

Reason: To encourage the use of garages for their intended purpose
and to discourage on-street parking, in the interests of highway safety
and in accordance with Policy DM8.
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Environmental Protection
14.03.2025

Essex County Council
Ecology
07.05.2025

The above conditions are to ensure that the proposal conforms to the
relevant policies contained within the Highway Authority's
Development Management Policies, adopted as County Council
Supplementary Guidance and National Planning Policy Framework.

Informative:

i) The applicant should ensure that vehicles can enter and leave the
highway in forward gear. As per the Essex Parking Standards, 6
metres should be provided behind each parking space to allow for
manoeuvring. Alternatively, the applicant should submit a tracking
diagram (swept path analysis) demonstrating that vehicles can
manoeuvre on-site.

i) The connection to Betts Green Road should be to the specifications
of the Street Manager/ Residents Association.

i) All work within or affecting the highway is to be laid out and
constructed by prior arrangement with and to the requirements and
specifications of the Highway Authority; all details shall be agreed
before the commencement of works.

The applicants should be advised to contact the Development
Management Team by emalil at
development.management@essexhighways.org

iv) On the completion of the Development, all roads, footways/paths,
cycle ways, covers, gratings, fences, barriers, grass verges, trees,
and any other street furniture within the Site and in the area, it covers,
and any neighbouring areas affected by it, must be left in a fully
functional repaired/renovated state to a standard accepted by the
appropriate statutory authority.

v) The Highway Authority cannot accept any liability for costs
associated with a developer's improvement. This includes design
check safety audits, site supervision, commuted sums for
maintenance and any potential claims under Part 1 and Part 2 of the
Land Compensation Act 1973. To protect the Highway Authority
against such compensation claims a cash deposit or bond may be
required.

With reference to the above application, please see below for
comments from the EP Team:

Construction Management Plan: | can confirm the EP Team have
reviewed the submitted CMP and have no adverse comments to
make

Recommend approval subject to attached conditions.

Summary

We have reviewed documents submitted in support of this application
as well as recent

photographs of the site. We note that no ecological assessment has
been undertaken for this

site. Therefore, we have conducted a desk study to confirm the likely
impacts upon designated sites, protected and Priority species &
habitats. This included a review of Magic Maps
(https://magic.defra.gov.uk) and aerial photographs of the site.
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We are satisfied there is sufficient ecological information available to
support determination of this application.

This provides certainty for the LPA of the likely impacts on designated
sites, protected and Priority species & habitats and, with appropriate
mitigation measures secured, the development can be made
acceptable.

No mitigation measures were identified and therefore we have
included a general good practice informative and lighting informative
to aid the applicant.

No biodiversity enhancement measures are identified in the
documents provided as outlined under Paragraph 187d and 193d of
the National Planning Policy Framework (December 2024).
Reasonable biodiversity enhancements for protected, Priority and
threatened speciesare required to be submitted to secure net gains
for biodiversity, as outlined under Paragraph 187d and 193d of the
National Planning Policy Framework (December 2024). The
reasonable biodiversity enhancement measures should be outlined
within a separate Biodiversity Enhancement Layout and should be
secured by a condition of any consent.This will enable LPA to
demonstrate its compliance with its statutory duties including its
biodiversity duty under s40 NERC Act 2006 (as amended). Impacts
will be minimised such that the proposal is acceptable, subject to the
conditions below based on BS42020:2013. We recommend that
submission for approval and implementation of the details below
should be a condition of any planning consent.

Recommended conditions

1. PRIOR TO ANY WORKS ABOVE SLAB LEVEL: BIODIVERSITY
ENHANCEMENT LAYOUT

“A Biodiversity Enhancement Layout for biodiversity enhancements
shall be submitted to and approved in writing by the local planning
authority.

The content of the Biodiversity Enhancement Layout shall include the
following:

a) detailed designs or product descriptions for biodiversity
enhancements; and

b) locations for biodiversity enhancements on appropriate drawings.
The enhancement measures shall be implemented in accordance
with the approveddetails prior to occupation and all features shall be
retained in that manner thereafter.”

Reason: To enhance protected and Priority species & habitats and
allow theLPA to discharge its duties under the NPPF 2023 and s40
of the NERC Act 2006 (Priority habitats & species).

Informative
Ecological Informatives

1. GENERAL GOOD PRACTICE MITIGATION TO AVOID
ECOLOGICAL IMPACTS DURING THE CONSTRUCTION PHASE

To avoid killing or injuring small animals which may pass through the
site during the construction phase, it is best practice to ensure the
following measures are implemented:

a) Trenches, pits or holes dug on site should be covered over at night.
Alternatively, ramps (consisting of a rough wooden plank) or
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sloped/stepped trenches could be provided to allow animals to climb
out unharmed;

b) materials brought to the site for the construction works should be
kept off the ground on pallets to prevent small animals seeking
refuge;

c) rubbish and waste should be removed off site immediately or
placed in a skip, to prevent small animals using the waste as a refuge;
and

d) should any protected species or evidence of protected species be
found prior to or during the development, all works must immediately
cease, and a suitably qualified ecologist must be contacted for further
advice before works can proceed. All contractors working on site
should be made aware of the advice and provided with the contact
details of a relevant ecological consultant.

2. SENSITIVE USE OF LIGHTING TO AVOID IMPACTS TO
NOCTURNAL ANIMALS

To avoid impacting light sensitive nocturnal animals such as bats, the
applicant is advised that any new external lighting should installed in
line with the Guidance Note 8 Bats and artificial lighting (The Institute
of Lighting Professionals & Bat Conservation Trust, 2023). In
summary:

a) Light levels should be as low as possible as required to fulfil the
lighting need.

b) Warm-White lights should be used preferably at <2700k. This is
necessary as lighting which emit an ultraviolet component or that
have a blue spectral content have a high attraction effect on insects.
This may lead in a reduction in prey availability for some light
sensitive bat species.

c) Wall lighting should be located as low in height as possible and use
of cowls, hoods, reflector skirts or shields could also be used to
prevent horizontal spill.

d) Movement sensors and timers could be used to minimise the
amount of 'lit time".

Tree & Landscape Officer There are no trees or other significant vegetation on the application
20.03.2025 site.

In terms of soft landscaping there is little opportunity or public benefit
to be gained by new planting.

3. Planning History

None

4, Status of the Local Plan

Planning law requires that decisions on applications must be taken in accordance with the
development plan unless there are material considerations that indicate otherwise (Section 70(2) of
the 1990 Town and Country Planning Act and Section 38(6) of the Planning and Compulsory
Purchase Act 2004). This is set out in Paragraph 2 of the National Planning Policy Framework (the
Framework). The ‘development plan’ for Tendring comprises, in part, Sections 1 and 2 of the
Tendring District Local Plan 2013-33 and Beyond (adopted January 2021 and January 2022,
respectively), supported by our suite of evidence base core documents
(https://www.tendringdc.uk/content/evidence-base) together with any Neighbourhood Plans that
have been made and the Minerals and Waste Local Plans adopted by Essex County Council.

In relation to housing supply:
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The Framework requires Councils to significantly boost the supply of homes to meet the District's
housing need. Paragraph 78 states that local planning authorities should identify and update
annually a supply of specific deliverable sites sufficient to provide a minimum of five years' worth of
housing against their housing requirement set out in adopted strategic policies, or against their local
housing need where the strategic policies are more than five years old. The supply of specific
deliverable sites should in addition include a buffer (moved forward from later in the plan period) of
5% to ensure choice and competition in the market for land, unless the Housing Delivery Test (HDT)
demonstrates significant under delivery of housing over the previous 3 years - in which case a higher
buffer is required.

On 12th December 2024 the Government published the Housing Delivery Test: 2023 measurement.
Against a requirement for 1,466 homes for 2020-2023, the total number of homes delivered was
2,343. The Council's HDT 2023 measurement was therefore 160%, and a buffer of 5% is to be used
when calculating the Council's five year land supply position.

The Council demonstrates its supply of specific deliverable sites within the Strategic Housing Land
Availability Assessment (SHLAA), which is published annually. The most recent SHLAA was
published by the Council in July 2024, and demonstrates a 6.26-year supply of deliverable housing
sites against the annual requirement of 550 dwellings per annum set out within the adopted Local
Plan, plus a 5% buffer. The SHLAA can be viewed on the Council's website:
https://www.tendringdc.gov.uk/content/monitoring-and-shlaa

As a result, the 'titled balance' at paragraph 11 d) of the Framework does not apply to decisions
relating to new housing development.

Neighbourhood Plans

A neighbourhood plan introduced by the Localism Act that can be prepared by the local community
and gives communities the power to develop a shared vision for their area. Neighbourhood plans
can shape, direct and help to deliver sustainable development, by influencing local planning
decisions as part of the statutory development plan to promote development and uphold the strategic
policies as part of the Development Plan alongside the Local Plan. Relevant policies are considered
in the assessment. Further information on our Neighbourhood Plans and their progress can be found
via our website https://www.tendringdc.uk/content/neighbourhood-plans

At the time of writing, there are no draft or adopted neighbourhood plans relevant to this site.

Relevant Policies / Government Guidance

National:
National Planning Policy Framework 2025 (NPPF)
National Planning Practice Guidance (NPPG)

Local:

Tendring District Local Plan 2013-2033 and Beyond North Essex Authorities' Shared Strategic
Section 1 (adopted January 2021)

SP 1 Presumption in Favour of Sustainable Development

SP 2 Recreational disturbance Avoidance and Mitigation Strategy (RAMS)

SP 3 Spatial Strategy for North Essex

SP 4 Meeting Housing Needs

SP 7 Place Shaping Principles

Tendring District Local Plan 2013-2033 and Beyond Section 2 (adopted January 2022)
SPL1 Managing Growth

SPL2 Settlement Development Boundaries

SPL3 Sustainable Design

LP2  Housing Choice

LP3  Housing Density and Standards

LP4  Housing Layout
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https://www.gov.uk/government/publications/national-planning-policy-framework--2
https://www.gov.uk/government/collections/planning-practice-guidance
https://www.tendringdc.gov.uk/sites/default/files/documents/planning/Planning_Policy/Section_1/Tendring%20District%20Local%20Plan%202013-2033%20and%20Beyond%20-%20Section%201_AC.pdf
https://www.tendringdc.gov.uk/sites/default/files/documents/planning/Planning_Policy/Section_2/Tendring%20District%20Local%20Plan%202013-2033%20and%20Beyond%20-%20Section%202_AC.pdf

LP7  Self-Build and Custom-Built Homes

PPL1 Development and Flood Risk

PPL4 Biodiversity and Geodiversity

PPL5 Water Conservation, Drainage and Sewerage

PPL10 Renewable Energy Generation and Energy efficiency Measures
CP1 Sustainable Transport and Accessibility

DI1  Infrastructure Delivery and Impact Mitigation

Supplementary Planning Documents

Essex Coast Recreational Disturbance Avoidance and Mitigation Strategy SPD 2020 (RAMS)
Essex Design Guide

Technical housing standards: nationally described space standard Published 27 March 2015

Local Planning Guidance
Essex Parking Guidance Part 1: Parking Standards Design and Good Practice 2024

Officer Appraisal

Proposal
The application proposes the erection of a detached one and a half storey three bedroom dwelling

with off road parking, a detached single garage and private amenity space following removal of the
garden shed.

The application site was formerly part of the rear gardens of 81 and 83 Harwich Road and can now
be accessed via The Meadows from Betts Green Road. The site currently appears to be used for
storage of building materials, a dumper truck and the existing garden shed remains.

Principle of development

The site lies within the settlement development boundary. Policy SPL2 states that within the
settlement development boundary there will be a general presumption in favour of new development
subject to detailed consideration against other relevant Local Plan policies. Policy SP3 states that
existing settlements will be the principal focus for additional growth across the North Essex
Authorities area within the Local Plan period. The principle of new dwellings is therefore accepted
subject to the detailed considerations below.

It is noted there are no neighbourhood plans to consider.

Self-build and Custom Housebuilding

Policy LP7 of the Local Plan is not relevant in this case as the proposal lies within the Settlement
Development Boundary of Little Clacton and Policy LP7 sets out the circumstances under which self-
build homes could be built outside of settlement development boundaries.

The Self-build and Custom Housebuilding Act 2015 (the SCHA 2015) requires relevant authorities
to keep a register of individuals (or associations of individuals) seeking to acquire serviced plots of
land in the authority’s area for their own self-build and custom housebuilding.

The Levelling Up and Regeneration Act 2023 (the LURA 2023) amended the SCHA 2015, tightening
the requirements to grant permission in relation to the register.

Section 2A of the SCHA 2015 (as amended) places a duty on the authority to give development
permission for the carrying out of self-build and custom housebuilding on enough serviced plots of
land to meet the demand for self-build and custom housebuilding in the authority’s area in respect
of each base period, as evidenced by the number of entries added to the register during that period.

Section 5 of the SCHA 2015 and Regulation 3 of The Self-build and Custom Housebuilding
Regulations 2016 define a “serviced plot of land” as a plot of land that has access to a public highway
and has connections for electricity, water, and wastewater, or can be provided with those things
within the period before any development permission granted in relation to that land expires.
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Regulation 2 of The Self-build and Custom Housebuilding (Time for Compliance and Fees)
Regulations 2016 states that the time allowed for an authority to comply with the duty is the period
of 3 years beginning immediately after the end of that base period. Section 2A of the SCHA 2015
(as amended) stipulates that any demand that arose in an earlier base period and which has not
been met within the time allowed for complying forms part of the current demand —i.e. unmet demand
from previous years accumulates.

The application is accompanied by a self-build declaration and needs statement in support of the
development proposal to provide adequate justification for the development as a self-build project.

Considering the amendments introduced by the LURA 2023, the Council can no longer demonstrate
that it is meeting its duties under the SCHA 2015. The benefits of delivering one self-build dwelling
can be given some weight in the overall planning balance.

Layout, Scale and Appearance

Paragraph 135 of the NPPF 2025 requires that developments will function well and add to the overall
quality of the area, are visually attractive as a result of good architecture, layout and appropriate and
effective landscaping, are sympathetic to local character and history, maintain a strong sense of
place and create places that are safe, inclusive and accessible.

Policy SP7 states that all new development should respond positively to local character and context
to preserve and enhance the quality of existing places and their environs. Policy SPL3 seeks to
provide new development which is well designed and maintains or enhances local character and
distinctiveness.

The design and scale of the proposed development is largely consistent with the existing
development at The Meadows consisting of detached bungalows and one and a half storey dwellings
and the proposed dwelling will complete the cul-de-sac to the south west. The submitted details
confirm the use of red facing bricks, smooth finish cream silicone render and red/orange plain roof
tiles with white framed UPVC or aluminium doors and windows. The same tiles for the garage and a
red multi brick finish with an up and over garage door and solid timber personnel door to the rear.
The materials as proposed are considered acceptable.

A 1.8 metre high closed board fence will enclose the rear garden and the south west boundary while
a 0.6 metre high closed board fence will provide separation between the new dwelling and Plot 5 at
the eastern corner of the site. The hard landscaping to the drive, walkways and patios is considered
acceptable. The proposed soft landscaping will soften and enhance the appearance of the
development and will be secured by condition on the grant of planning permission.

The design, scale and layout of the proposal would result in no material harm to visual amenity.

Highway Safety/Parking
Paragraph 115 of the NPPF 2024 requires Councils, when making decisions to ensure:

e appropriate opportunities to promote sustainable transport modes can be, or have been,
taken up, given the type of development and its location;

e safe and suitable access to the site can be achieved for all users; and

e any significant impacts from the development on the transport network (in terms of
capacity and congestion), or on highway safety, can be cost effectively mitigated to an
acceptable degree.

Paragraph 116 goes onto to say, development should only be prevented or refused on highways
grounds if there would be an unacceptable impact on highway safety, or the residual cumulative
impacts on the road network, following mitigation, would be severe, taking into account all
reasonable future scenarios.

Local Plan Policy CP1 states that developments will only be acceptable if the additional vehicular
movements likely to result from the development can be accommodated within the capacity of the
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existing or improved highway network or would not lead to an unacceptable increase in congestion.
Local Plan Policy SPL3 Part B seeks to ensure that access to a new development site is practicable,
and the highway network will be able to safely accommodate the additional traffic the proposal will
generate.

The Essex Parking Standards 2024 confirms Little Clacton as an area of low connectivity and
therefore two parking spaces and 0.25 of a space for visitors is required. Two parking spaces that
meet the parking standards have been provided within the application site. Two visitor parking
spaces are already provided within The Meadows and therefore it is reasonable to consider that
these spaces can also be utilised by the proposed development. The Meadows is a private road that
leads to Betts Green Road, also a private road which leads to Harwich Road providing the access
for the new dwelling.

Subiject to the use of conditions pertaining to: parking space dimensions, garage dimensions and,
planting a minimum distance of 1 metre from the private road, there are no objections raised from
the Highways Authority. The site layout plan, as an approved plan shows the two parking spaces
and the single detached garage therefore it is not considered reasonable or necessary to impose
the suggested conditions. Aside from this the garage does not meet the minimum dimensions
required for a single garage as set out in the parking standards as 7 metres x 3.4 metres and
therefore it cannot be considered as a parking space, it can though be utilised for household storage
and cycles. Conditions will be imposed on the grant of planning permission to secure the parking
spaces prior to occupation of the dwelling and to ensure any planting is a minimum distance of 1
metre from the private road.

Residential Amenity

Paragraph 135 of the NPPF 2024 includes that planning decisions should ensure developments
create places that are safe, inclusive, and accessible, and which promote health and well-being with
a high standard of amenity for existing and future users.

Section 1 Policy SP7 of the Local Plan requires that the amenity of existing and future residents is
protected. Section 2 Policy SPL 3 Part C seeks to ensure that development will not have a materially
damaging impact on the privacy, daylight, or other amenities of occupiers of nearby properties.
Section 2 Policy SPL 3 Part B requires that new development meets practical requirements and that
structures should be designed and orientated to ensure adequate daylight, outlook, and privacy for
future and existing residents.

The separation from existing dwellings ensures that there will be no significant impact to neighbours
in respect of loss of light, loss of privacy or outlook.

Due to the size of Plot 4B and the size and scale of the proposed dwelling, to secure the future
amenity of the neighbouring dwellings a condition will be imposed on the grant of planning
permission that prevents the enlargement, improvement, insertion of new openings or other
alteration of the dwelling house.

A private garden area of 66 square metres is provided to the rear of the dwelling which is considered
to meet the needs and expectations of residents and is commensurate to the size of dwelling and
the character of the area.

Housing Standards

Policy LP3 requires compliance with the nationally described space standards. This standard deals
with internal space within new dwellings and is suitable for applications across all tenures. It sets out
requirements for the Gross Internal (floor) Area of new dwellings at a defined level of occupancy as
well as floor areas and dimensions for key parts of the home, notably bedrooms, storage and floor
to ceiling height. The proposal is for a Three bedroom two storey, six person dwelling which requires
a minimum of 102 square metres of gross internal floor space which includes built in storage of 2.5
square metres each. From the plans submitted the proposal exceeds the requirements of the space
standards. It is also considered that the internal layout is appropriate, with all habitable rooms having
adequate natural light.
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Flood Risk

Local Plan Section 2 Policy PPL1 states: All development proposals should include appropriate
measures to respond to the risk of flooding on and/or off site. All development proposals will be
considered against the National Planning Policy Framework’s ‘Sequential Test’, to direct
development toward sites at the lowest risk of flooding, unless they involve land specifically allocated
for development on the Policies Maps or Local Maps.

The application site is identified within the Clacton on Sea Surface Water Management Plan (SWMP)
study area as falling within the Critical Drainage Area (CDA). A CDA is a discrete geographic area
(usually a hydrological catchment), within the SWMP Study Area where multiple or interlinked
sources of flood risk cause flooding during a severe rainfall event thereby affecting people, property,
or local infrastructure. 3 CDA’s have been identified within the study area of Clacton and around 250
residential properties identified as being at risk of surface water flooding during a 1 in 100 year storm,
or 1% Annual Exceedance Probability (AEP). This has potential to increase to around 580 residential
properties should the upper limit of 40% be considered to account for future climate change. There
is a history of surface water flooding within the area that reinforced the Lead Local Flood Authority’s
decision to conduct a more detailed study here.

As the application site lies within the settlement development boundary within the CDA it has already
been sequentially tested and as a result is considered an acceptable location for residential
development subject to an appropriately worded condition imposed on the grant of planning
permission that secures the management of surface water on the site.

Sewerage
Policy PPL5 states that all new development must make adequate provision for drainage and

sewerage.

The sewerage from the proposed dwelling will be connected to the mains sewer which is considered
the preferred approach and acceptable.

Renewable Energy

Chapter 14 of the National Planning Policy Framework supports the transition to a low carbon future
in a changing climate while Policy PPL10 of the Local Plan supports renewable energy generation
and energy efficiency measures for residential development involving the creation of one or more
dwellings.

Water, energy and resource efficiency measures have been proposed in the document so called and
this will be secured by condition on the grant of planning permission to reduce the demand for fossil
fuels which are a finite resource and release carbon into the atmosphere and accelerate global
warming contributing to climate change.

Habitats, Protected Species and Biodiversity Enhancement

Ecology and Biodiversity

This report addresses the distinct legal requirements, ensuring a comprehensive analysis of the
ecology and biodiversity impacts of the proposal in line with regulatory standards.

General duty on all authorities

The Natural Environment and Rural Communities Act 2006 amended by the Environment Act 2021
provides under Section 40 the general duty to conserve and enhance biodiversity: “For the purposes
of this section “the general biodiversity objective” is the conservation and enhancement of
biodiversity in England through the exercise of functions in relation to England.” Section 40 states
authorities must consider what actions they can take to further the general biodiversity objective and
determine policies and specific objectives to achieve this goal. The actions mentioned include
conserving, restoring, or enhancing populations of particular species and habitats. In conclusion for
decision making, it is considered that the Local Planning Authority must be satisfied that the
development would conserve and enhance.
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This development is subject to the general duty outlined above.
Biodiversity net gain

Biodiversity net gain (BNG) is an approach that aims to leave the natural environment in a
measurably better state than it was beforehand. The minimum requirement is for a 10% net gain in
biodiversity value achieved on a range of development proposals (excluding Listed Building
Consent, Advert Consent, Reserved Matters, Prior Approvals, Lawful Certificates, householders, self
builds, and other types of application which are below the threshold i.e. does not impact a priority
habitat and impacts less than 25 sq.m of habitat, or 5m of linear habitats such as hedgerow).

For reason of this development as a self-build it is not applicable for Biodiversity Net Gain.
Protected Designated Habitats

The site falls within the recreational Zone of Influence (ZOI) of the Essex Coast Recreational
disturbance Avoidance and Mitigation Strategy (RAMS). Under the Habitats Regulations, a
development which is likely to have a significant effect or an adverse effect (alone or in combination)
on a European designated site must provide mitigation or otherwise must satisfy the tests of
demonstrating 'no alternatives' and 'reasons of overriding public interest'. There is no precedent for
a residential development meeting those tests, which means that all residential development must
provide mitigation.

A Habitat Regulations Assessment has been completed for the proposal. The new development
would be likely to increase the number of recreational visitors to the designated area and, in
combination with other developments, it is likely that the proposal would have significant effects on
the designated site. Prior to any development above slab level, a S106 Legal Agreement/Unilateral
Undertaking will be sought to secure the necessary financial contributions for RAMS to ensure that
the development would not adversely affect the integrity of European Designated Sites in
accordance with Section 1 Policy SP2 and Section 2 Policy PPL4 of the Tendring District Local Plan
2013-2033 and Regulation 63 of the Conservation of Habitat and Species Regulations 2017.

Protected Species

In accordance with Natural England’s standing advice the application site and surrounding habitat
have been assessed for potential impacts on protected species.

It is considered that the proposal is unlikely to adversely impact upon protected species or habitats
by virtue of the current use of the land to store building materials, machinery and equipment.

Place Services as a consultee states that no biodiversity enhancement measures are identified in
the documents provided however the Local Planning Authority considers that in compliance with
relevant wildlife legislation and planning policies, the development will adhere to best practices to
protect and enhance habitats by proposing three hedgehog fence slots, a bird nesting box for the
rear garden, a bird feeding house for the rear garden and an insect house which will be placed at
ground level to the rear of the garage. These biodiversity enhancements will be conditioned to be
implemented prior to occupation of the dwelling.

Conclusion

In accordance with the overarching duty outlined above, this development is committed to actively
contributing to the conservation and enhancement of biodiversity as set out above and within the
planning conditions. In conclusion, this development is considered to accord to best practice, policy,
and legislation requirements in consideration of the impacts on ecology interests.

Other Considerations

The Council’'s Environmental Protection team confirmed the acceptability of the construction method
statement submitted and recommended that its implementation is secured by condition of the grant
of planning permission.
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Little Clacton Parish Council support the application.

Recommendation

Approval - Full

Conditions

1

COMPLIANCE REQUIRED: COMMENCEMENT TIME LIMIT

CONDITION: The development hereby permitted shall be begun not later the expiration of
three years from the date of this permission.

REASON: To comply with the requirements of Section 91 of the Town and Country Planning
Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

NOTE/S FOR CONDITION:

The development needs to commence within the timeframe provided. Failure to comply with
this condition will result in the permission becoming lapsed and unable to be carried out. If
commencement takes place after the time lapses this may result in unlawful works at risk
Enforcement Action proceedings. You should only commence works when all other
conditions requiring agreement prior to commencement have been complied with.

APPROVED PLANS & DOCUMENTS

CONDITION: The development hereby permitted shall be carried out in accordance with the
drawings/documents listed below and/or such other drawings/documents as may be
approved by the Local Planning Authority in writing pursuant to other conditions of this
permission or such drawings/documents as may subsequently be approved in writing by the
Local Planning Authority as a non-material amendment following an application in that regard
(except for Listed Building Consents). Such development hereby permitted shall be carried
out in accordance with any Phasing Plan approved, or as necessary in accordance with any
successive Phasing Plan as may subsequently be approved in writing by the Local Planning
Authority prior to the commencement of development pursuant to this condition.

The approved red line plan drawing is Drawing no/Rev: 1214 A SC_01 received 21
February 2025

Drawing no/Rev: 1214 A _SC_02

Drawing no/Rev: 1214 A SC_03

Drawing no/Rev: 1214 A SC_05

Drawing no/Rev: 1214 _A_SC_06

Drawing no/Rev: 1214 A SC_07

Drawing no/Rev: 1214 A SC_04/A

REASON: For the avoidance of doubt and in the interests of proper phased planning of the
development.

NOTE/S FOR CONDITION:

The primary role of this condition is to confirm the approved plans and documents that form
the planning decision. Any document or plan not listed in this condition is not approved,
unless otherwise separately referenced in other conditions that also form this decision. The
second role of this condition is to allow the potential process of Non Material Amendment if
found necessary and such future applications shall be considered on their merits. Lastly, this
condition also allows for a phasing plan to be submitted for consideration as a discharge of
condition application should phasing be needed by the developer/s if not otherwise already
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approved as part of this permission. A phasing plan submission via this condition is optional
and not a requirement.

Please note in the latest revision of the National Planning Policy Framework (NPPF) it
provides that Local Planning Authorities should seek to ensure that the quality of approved
development is not materially diminished between permission and completion, as a result of
changes being made to the permitted scheme (for example through changes to approved
details such as the materials used). Accordingly, any future amendment of any kind will be
considered in line with this paragraph, alongside the Development Plan and all other material
considerations.

Any indication found on the approved plans and documents to describe the plans as
approximate and/or not to be scaled and/or measurements to be checked on site or similar,
will not be considered applicable and the scale and measurements shown shall be the
approved details and used as necessary for compliance purposes and/or enforcement action.

COMPLIANCE WITH DETAILS AND TIMESCALE REQUIRED - LANDSCAPING SCHEME

CONDITION: All changes in ground levels, soft/hard landscaping shown on the approved
landscaping details, Drawing no/Rev: 1214 A SC_07 shall be carried out in full during the
first planting and seeding season (October - March inclusive) following the commencement
of the development, or in such other phased arrangement as may be approved, in writing, by
the Local Planning Authority up to the first useffirst occupation of the development. Any
trees, hedges, shrubs or turf identified within the approved landscaping details (both
proposed planting and existing) which die, are removed, seriously damaged or seriously
diseased, within a period of 10 years of being planted, or in the case of existing planting
within a period of 5 years from the commencement of development, shall be replaced in the
next planting season with others of similar size and same species unless otherwise agreed
in writing by the Local Planning Authority.

REASON: In the interests of visual amenity, the character and appearance of the area and
to underpin the Council's duty to enhance the biodiversity credentials of the development
under the NPPF 2023 and s40 of the NERC Act 2006 (as amended).

COMPLIANCE REQUIRED: CONSTRUCTION METHOD STATEMENT
CONDITION: The Construction Method Statement received 21 February 2025 shall be
adhered to throughout the construction period of the development hereby approved, unless

otherwise agreed in writing by the Local Planning Authority.

REASON: In the interests of residential amenity and highway safety.

SPECIFIC RESTRICTION ON DEVELOPMENT: SELF-BUILD AND CUSTOM-BUILD

CONDITION: The dwelling approved by this permission shall be occupied only by persons
who have built or commissioned the building of the dwelling for their own occupation and use
as a self-build project in accordance with the Self-build and Custom Housebuilding Act 2015
for a minimum of 24 hours from first occupation by said persons.

Furthermore, the following scheduled actions shall be undertaken.
- Prior to commencement of the development, details of the (a)individuals,
(b)associations of individuals, or (c)persons working with or for individuals or associations of

individuals, both building the development and who are to occupy the dwelling/s if different
shall be confirmed in writing to the local planning authority. Should there be any changes to
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these details during construction, these shall be updated in writing to the local planning
authority.

- On first occupation details of the first occupier of the dwelling/s shall be confirmed in
writing to the local planning authority and subsequently the Local Planning Authority shall be
informed of if and when that occupier changes within the first year of occupation.

REASON: The dwelling/s approved by this permission shall be occupied only by persons
who have built or commissioned the building of the dwelling/s for their own occupation and
use as a self-build project in accordance with the Self-build and Custom Housebuilding Act
2015 (as amended) and to accord with provisions of the Local Plan and NPPF.

MEASURES TO IMPROVE SUSTAINABILITY OF DEVELOPMENT

CONDITION: The scheme for the provision and implementation of water, energy and
resource efficiency measures for the lifetime of the development as submitted in the Water,
Energy and Resource Efficiency Measures document, Superfast Broadband document and
Electric Vehicle Charging document, all received 21 February 2025 includes the following:

- An electric car charging point

- Agreement of a scheme for water conservation including greywater recycling and rainwater
capture/re-use for new dwellings.

- Agreement of a scheme to achieve as far as possible a water consumption rate of not more
than 110 litres, per person, per day for new dwellings.

- Agreement of heating of each dwelling/building

- Agreement of scheme for waste reduction

- Provision of a fibre optic broadband connection

The scheme shall be fully implemented prior to the first occupancy of the development unless
otherwise agreed in writing by the Local Planning Authority. The scheme shall be constructed
and the measures provided and made available for use as may be agreed and thereafter
shall be maintained.

REASON: To enhance the sustainability of the development through reduced need, better
use or savings in the use of water, energy and resources; reduced harm to the environment;
and result in wider public benefit in accordance with the NPPF.

NOTES FOR CONDITION:

Broadband provision is included to ensure the development is able to be equipped with high
speed broadband to enable opportunities for web-based communication and homeworking
reducing the need for unsustainable travel.

A water consumption rate of not more than 110 litres, per person, per day adopted as
Planning Policy and as imposed by this condition will directly change the building regulations
water consumption rate to match as a result of this policy. The introduction of effective
utilities, rainwater capture for watering plants, aerators to taps and other water saving options
can be considered.

SPECIFIC RESTRICTION ON DEVELOPMENT: REMOVAL OF PERMITTED
DEVELOPMENT RIGHTS EXTENSION AND ALTERATIONS

CONDITION: Notwithstanding Section 55 (2)(a)(ii) of the Town and Country Planning Act
1990 as amended and the provisions of the Town and Country Planning (General Permitted
Development) Order 2015, (or any Order revoking and re-enacting that Order with or without
modification):- - no enlargement, improvement, insertion of new openings or other alteration

OFFICE USE: DELREP MARCH 2024



10

11

of the dwelling house(s) shall be carried out, except pursuant to the grant of planning
permission on an application made in that regard.

REASON: To enable the Local Planning Authority to retain control over the development in
the interests of the amenity of the locality and to safeguard local distinctiveness.

COMPLIANCE REQUIRED: BIODIVERSITY ENHANCEMENT

CONDITION: Prior to occupation the biodiversity enhancement mitigation measures as
detailed in the Planning Statement received 21 February 2025 and Drawing no/Rev:
1214 _A_SC_07 shall be implemented in accordance with the approved details and shall be
retained in that manner thereafter.

REASON: To enhance protected and Priority species & habitats and allow the LPA to
discharge its duties under the s40 of the NERC Act 2006 (Priority habitats & species).

HIGHWAYS ONGOING REQUIREMENT

CONDITION: Notwithstanding Drawing no/Rev: 1214 A SC 07 the proposed boundary
planting shall be planted a minimum of 1 metre back from the private road.

REASON: To ensure that the future outward growth of the planting does not encroach upon
the private road or interfere with the passage of users of the road, to preserve the integrity of
the highway and in the interests of highway safety.

HIGHWAYS PROVISION OF PARKING AND TURNING

CONDITION: The hereby approved development shall not be first occupied until such time
as the areas for purposes of parking (including garage spaces as applicable) of vehicles has
been provided and made functionally available. The area shall then be retained and remain
free of obstruction thereafter.

REASON: To ensure that on street parking of vehicles in the adjoining streets does not occur
in the interests of highway safety and that appropriate parking and layout is provided. To
ensure the provision of adequate on-site space for the parking and manoeuvring of vehicles
where on-street parking and manoeuvring would otherwise be detrimental to highway safety.

MITIGATION TO BE AGREED: RAMS

CONDITION: Prior to any works slab level, detailed proposals addressing the mitigation of
the development's impact on protected Essex Habitats Sites have been submitted to and
received written approval from the Local Planning Authority. Such proposals must provide
and secure mitigation in accordance with the joint Habitats Regulations Assessment Essex
Coast Recreational Disturbance Avoidance and Mitigation Strategy (RAMS) or demonstrate
mitigation measures of an equivalent effectiveness to the satisfaction of the Local Planning
Authority. For any on site mitigation proposals approved, it shall be carried out in full prior to
first occupation, and thereafter shall be maintained as approved.

REASON: In order to safeguard protected wildlife species and their habitats in accordance
with the NPPF and Habitats Regulations. Failure to achieve satisfactory mitigation would
result in harm by new residents due to the development's impact on protected sites meaning
the development must mitigate the burden of development regardless of scale of impact.

NOTE/S FOR CONDITION:
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This condition establishes the necessity to ensure the implementation of appropriate
mitigation measures due to the impact of the approved development. Such mitigation may
be required on-site, off-site, or a combination of both.

Typically, a contribution towards visitor management measures at the protected Habitats
Site(s) may be the preferred and simplest approach to fulfil the requirements of this condition.
To fulfil this requirement, you can contribute funds towards a range of mitigation projects in
the protected areas. It is essential to secure this provision through a legal agreement between
the District Council, Developer/Applicant, and site owners prior to commencement of
development. You are strongly advised to finalise the legal agreement with the District
Council before submitting any request to discharge this condition. Failure to conclude the
agreement within the discharge of condition application timeframe may lead to the refusal to
discharge the condition. Please note if there are other obligations needed for this
development, for example to secure monitoring and maintenance of a Biodiversity Net Gain
Plan, you may wish to combine these together as one agreement. Furthermore, please also
note a legal agreement will include legal fees and may require obligations to secure
monitoring and associated fees.

12 FURTHER APPROVAL - SUDS WATER DRAINAGE DETAILS

CONDITION: Prior to any works above slab level details of a surface water management
scheme/plan, detailing how surface water and storm water will be managed on the site during
construction and during the lifetime of the development, is submitted to and agreed in writing
by the local planning authority. The scheme shall include but not be limited to:

- Details and verification of the suitability of infiltration of surface water for the development.
- Details of all discharge rates for all flood and storm events up to and including the 1 in 100
year rate plus 40% allowance for climate change

- Provide details of sufficient on site storage to be installed and demonstrate if off site flooding
as a result of the development during all storm events up to and including the 1 in 100 year
plus 40% climate change event is likely to occur.

- Provide details to demonstrate if all storage features can half empty within 24 hours for the
1 in 30 plus 40% climate change critical storm event.

- Provide details that demonstrate if features proposed are able to accommodate a 1 in 10
year storm events within 24 hours of a 1 in 30 year event plus climate change.

- Provide final modelling and calculations for all areas of the drainage system.

- Provide detailed engineering drawings of each component of the drainage scheme.

- A final drainage plan which details exceedance and conveyance routes, FFL and ground
levels, and location and sizing of any drainage features.

- A written report summarising the final strategy and highlighting any minor changes to the
approved strategy.

Unless a timetable is agreed as part of the surface water management scheme submitted,
no part of the development shall be first occupied or brought into use until the scheme is fully
installed and is functionally available for use, unless alternative timing for installation is
otherwise agreed in writing by the Local Planning Authority. The drainage scheme shall
thereafter be maintained as approved.

REASON: To safeguard the ground water environment and minimise the risk of flooding.
NOTE/S FOR CONDITION:

This condition is imposed to ensure the potential impact on a sensitive area is considered
and harm avoided that may be detrimental to amenity and the environment.

10. Informatives

Positive and Proactive Statement
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11.

The Local Planning Authority has acted positively and proactively in determining this application by
assessing the proposal against all material considerations, including planning policies and any
representations that may have been received and subsequently determining to grant planning
permission in accordance with the presumption in favour of sustainable development, as set out
within the National Planning Policy Framework.

Ecological Informatives

1. GENERAL GOOD PRACTICE MITIGATION TO AVOID ECOLOGICAL IMPACTS DURING THE
CONSTRUCTION PHASE

To avoid killing or injuring small animals which may pass through the site during the construction
phase, it is best practice to ensure the following measures are implemented:

a) Trenches, pits or holes dug on site should be covered over at night. Alternatively, ramps
(consisting of a rough wooden plank) or sloped/stepped trenches could be provided to allow animals
to climb out unharmed;

b) materials brought to the site for the construction works should be kept off the ground on pallets to
prevent small animals seeking refuge;

c) rubbish and waste should be removed off site immediately or placed in a skip, to prevent small
animals using the waste as a refuge; and

d) should any protected species or evidence of protected species be found prior to or during the
development, all works must immediately cease, and a suitably qualified ecologist must be contacted
for further advice before works can proceed. All contractors working on site should be made aware
of the advice and provided with the contact details of a relevant ecological consultant.

2. SENSITIVE USE OF LIGHTING TO AVOID IMPACTS TO NOCTURNAL ANIMALS

To avoid impacting light sensitive nocturnal animals such as bats, the applicant is advised that any
new external lighting should installed in line with the Guidance Note 8 Bats and artificial lighting (The
Institute of Lighting Professionals & Bat Conservation Trust, 2023). In summary:

a) Light levels should be as low as possible as required to fulfil the lighting need.

b) Warm-White lights should be used preferably at <2700k. This is necessary as lighting which emit
an ultraviolet component or that have a blue spectral content have a high attraction effect on insects.
This may lead in a reduction in prey availability for some light sensitive bat species.

c) Wall lighting should be located as low in height as possible and use of cowls, hoods, reflector
skirts or shields could also be used to prevent horizontal spill.

d) Movement sensors and timers could be used to minimise the amount of 'lit time'.

Equality Impact Assessment

In making this recommendation/decision regard must be had to the public sector equality duty
(PSED) under section 149 of the Equality Act 2010 (as amended). This means that the Council must
have due regard to the need in discharging its functions that in summary include A) Eliminate
unlawful discrimination, harassment and victimisation and other conduct prohibited by the Act; B.
Advance equality of opportunity between people who share a protected characteristic* (See Table)
and those who do not; C. Foster good relations between people who share a protected
characteristic* and those who do not, including tackling prejudice and promoting understanding.

It is vital to note that the PSED and associated legislation are a significant consideration and material
planning consideration in the decision-making process. This is applicable to all planning decisions
including prior approvals, outline, full, adverts, listed buildings etc. It does not impose an obligation
to achieve the outcomes outlined in Section 149. Section 149 represents just one of several factors
to be weighed against other pertinent considerations.

In the present context, it has been carefully evaluated that the recommendation articulated in this
report and the consequent decision are not expected to disproportionately affect any protected
characteristic* adversely. The PSED has been duly considered and given the necessary regard, as
expounded below.
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Protected Analysis Impact
Characteristics *

Age The proposal put forward will not likely have direct | Neutral
equality impacts on this target group.

Disability The proposal put forward will not likely have direct | Neutral
equality impacts on this target group.

Gender The proposal put forward will not likely have direct | Neutral

Reassignment equality impacts on this target group.

Marriage or Civil The proposal put forward will not likely have direct | Neutral

Partnership equality impacts on this target group.

Pregnancy and The proposal put forward will not likely have direct | Neutral

Maternity equality impacts on this target group.

Race (Including The proposal put forward will not likely have direct | Neutral

colour, nationality equality impacts on this target group.

and ethnic or
national origin)

Sexual Orientation The proposal put forward will not likely have direct | Neutral
equality impacts on this target group.

Sex (gender) The proposal put forward will not likely have direct | Neutral
equality impacts on this target group.

Religion or Belief The proposal put forward will not likely have direct | Neutral
equality impacts on this target group.

12. Notification of Decision

Are there any letters to be sent to applicant / agent with the YES NO
decision? If so please specify:

Are there any third parties to be informed of the decision? If so, YES NO
please specify:

Has there been a declaration of interest made on this application? YES NO
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