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MINUTES OF THE MEETING OF THE PLANNING POLICY AND LOCAL PLAN 
COMMITTEE,

HELD ON MONDAY, 8TH DECEMBER, 2025 AT 6.00 PM
IN THE COMMITTEE ROOM  - TOWN HALL, STATION ROAD, CLACTON-ON-SEA, 

CO15 1SE 

Present: Councillors Guglielmi (Chairman), M Cossens (Vice-Chairman), 
Bush, Chapman BEM, A Cossens, Scott, Smith, M Stephenson and 
White 

Also Present: Councillors Baker (Portfolio Holder for Housing & Planning), Harris 
(except item 20), and Land (except item 20) 

In Attendance: Gary Guiver (Corporate Director (Planning & Community)), Lisa 
Hastings (Corporate Director (Law & Governance) & Monitoring 
Officer), Paul Woods (Planning Policy Team Leader), Jacob 
Jaarsma (Planning Team Leader), Bethany Jones (Democratic 
Services Officer) and Katie Koppenaal (Democratic Services Officer) 

Also in 
Attendance: 

Will Fuller (Senior Planning Policy Officer) and Carlos Valenzuela 
(Planning Policy Officer) (items 14 – part 19 only)  

14. APOLOGIES FOR ABSENCE AND SUBSTITUTIONS  

Apologies for absence were submitted on behalf of Councillors Fairley (with Councillor A 
Cossens substituting) and Newton (with Councillor Smith substituting). 

15. MINUTES OF THE LAST MEETING  

It was RESOLVED that the Minutes of the last meeting of the Committee, held on 
Monday 8 September 2025, be approved as a correct record and be signed by the 
Chairman. 

16. DECLARATIONS OF INTEREST  

There were no declarations of interest on this occasion. 

17. QUESTIONS ON NOTICE PURSUANT TO COUNCIL PROCEDURE RULE 38  

No questions on notice pursuant to Council Procedure Rule 38 had been submitted on 
this occasion. 

18. PUBLIC SPEAKING  

Pursuant to the provisions of the Council’s public speaking scheme for the Planning 
Policy & Local Plan Committee, no member of the public had registered to ask at this 
meeting a question on the Officer reports (A.1 & A.2). 

Parish Councillor Dan Land, Chairman of Thorpe-le-Soken Parish Council, made a 
statement in relation to report A.1 of the Corporate Director for Planning and 
Community. His statement touched upon the following matters:- 

 Thorpe-le-Soken has been open-minded and accepting of new housing targets 
from the start; 
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 Acknowledges the targets are Government-enforced and have chosen to work 
with Tendring District Council to find workable solutions; 

 Parish Council has identified areas where development should not occur: 
o Land to the south of Station Road (owned by Lifehouse Spa); and 
o Anything east of the High Street (due to severe traffic impact). 

 Parish Council has outlined areas where development could be supported and 
advocates: 

o Holding meetings with Tendring District Council and local landowners; 
and 

o Seeking the best fit for all parties. 
 Key priorities included: 

o Minimising encroachment toward Thorpe Hall Historic Park and Garden 
boundaries;  

o Collaborating with Frinton and Walton Town Council to ease 
development pressure from the east; and 

o Prioritising the Brownville site. 
 From reviewed submissions, the most favourable options were: 

o Thorpe Maltings; 
o Land to the west of the village (Colchester Road); and 
o Minor extension to Lady Nelson Gardens development. 

 Recent report from Tendring District Council proposed: 
o Entire Thorpe-le-Soken quota (310 properties) on land around Lifehouse 

Spa; and 
o Development surrounding the historic park and gardens, eroding 

countryside vital to the heritage setting. 
 In 2019, Tendring District Council and Thorpe-le-Soken Parish Council had 

successfully opposed Lifehouse Spa’s application for 200 houses on land South 
of Station Road; 

 The inspector had upheld refusal despite the Council’s lack of a 5-year housing 
supply, citing: 

o Harm to Historic Park and Gardens; 
o Impact on wildlife habitats and conservation areas; and  
o Public right of way being overwhelmed.  

 Thorpe-le-Soken Parish Council therefore has proposed an alternative strategy: 
o Main site: 12.5 acres (5.06 hectares), near High Street, suitable for ~150 

dwellings at moderate density. 
o Additional sites: Infill (30+ dwellings), Colchester Road, Thorpe 

Maltings (230 – 240 dwellings combined); and  
o Extension: Lady Nelson Gardens (~110 dwellings).  

 Total potential supply: Up to 350 dwellings without using land south of Station 

Road near the Historic Park and Gardens. 

A resident of Thorpe-le-Soken, Mr. David Banks, made a statement in relation to report 
A.1 of the Corporate Director for Planning and Community. His statement touched upon 
the following matters:- 

 The roads were already beyond capacity; 
 Using Thorpe Green as a reference point and looking west:  

o It was calculated that an additional 1,020 houses would be built east of 
that point. 

 Consideration should be given to land to the west, where road improvements 
might be possible with remote hope of Government infrastructure funding; 
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 With the rush for building:  
o Ensure the Planning Team is adequately resourced; and 
o Apply strict planning and building control. 

 Attempt to remove English Heritage from any influence the Government might 
have regarding the Thorpe Maltings site. 

Parish Councillor Julian Jepson, Chairman of Great Bentley Parish Council, made a 
statement in relation to report A.1 of the Corporate Director for Planning and 
Community. His statement touched upon the following matters:- 

 Resident Views and Council Assessment
o Great Bentley Parish Council has considered residents’ views and 

practical implications of development; and 
o A poll was not fully representative but showed preference for sites to the 

Northeast of Heckfords Road, and Northeast of Weeley Road which also 
aligned with the Council’s own assessment.  

 Traffic and Congestion Concerns
o Vehicle movements and parking were the top issues raised by residents; 
o The village suffered daily congestion at a critical pinch point (railway 

crossing, school gates and village amenities); 
o Most traffic from the South of the village must pass through a narrow, 

gridlocked location with no alternative route; 
o Development on the South (St. Mary’s field) and land West of Plough 

Road would worsen the current situation; and 
o There was no feasible way to widen or reconfigure the internal network to 

alleviate the bottleneck. 
 Advantages of Northern Development

o Directing development North/Northeast places traffic closer to the A133, 
where capacity could be improved; 

o Essex Highways could assist with traffic flow and safety improvements; 
and  

o Outline plans for the sites included Section 106 contributions towards 
community projects.  

 Housing requirement:
o Government required 225 dwellings over the next decade; and 
o Northern sites slightly exceed that (around 280 dwellings) but would 

cause the least harmful traffic impact and safer access to the main A-
road network.  

 Great Bentley Parish Council resolution:
o Unanimously recommended 3 sites to the North and Northeast for 

inclusion in the Local Plan; 
o Opposed development at St. Mary’s field (East of Plough Road) and land 

West of Plough Road due to severe traffic impacts; and  
o Called on District Members to support changes to the draft proposal for 

the best outcome for the village.  

Thorpe-le-Soken Parish Councillor, Martyn Cooper, made a statement in relation to 
report A.1 of the Corporate Director for Planning and Community. His statement touched 
upon the following matters:- 

 Tendring District Council must meet Government’s mandatory housing targets;
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 A proposed spatial strategy included major development sites near Thorpe-le-
Soken High Street;

 Proposed Sites:
o SAH2 – 420 dwellings;
o SAH3 – 200 dwellings;
o SH10 – 200 dwellings;
o SAH11 – 110 dwellings;
o Additional minor sites – approximately 90 dwellings; and
o Total of over 900 dwellings, bringing a large influx of residents

 Traffic and capacity concerns:
o Previous Government appeal inspector highlighted:

 High Street and A133/B1414 junction as critical for vehicle 
capacity;

 Narrow carriageways, variable widths, pinch-points, and bus 
stops reduced sustainable traffic flow; and 

 Sustainable capacity would be reached by 2023, even with 
mitigation. 

o Village already suffered severe traffic congestion; bypass was not 
feasible. 

 Council’s position:
o Recognised dilemma caused by unreasonably imposed housing targets;
o Requested:

 Full consideration of traffic and conservation impacts;
 Dialogue with residents to find balanced solutions; and 
 Maintain intrinsic value and integrity of conservation areas

 Suggestion: major development should as far as possible, be located West of 
the village. 

Mat Court, although a Brightlingsea Town Councillor, made a statement in a personal 
capacity in relation to report A.1 of the Corporate Director for Planning and Community. 
His statement touched upon the following matters:- 

 Housing proposal:
o Draft Local Plan allocates 340+ new dwellings to Brightlingsea (10% 

increase); and
o Concern that there was no infrastructure plan to support the scale of 

development; proposal was not workable.
 Traffic and access issues:

o Brightlingsea had one road in and out; at peak times the queues stretch 2 
miles back to the Church; 

o Previous Local Plan assessment: 
 Junction RAC score: 2.2 (anything above 1.0 failed and anything 

above 2.0 failed significantly); and 
 Hopkins homes site capped at 100 dwellings which then became 

130 dwellings, with a holiday village added and infills 
o Current proposal = 4 times previous accepted limit with no road 

improvements, no public transport commitment and no mitigation.  
 Cumulative impact:

o Residents boxed in by surrounding developments: 
 Frating site;  
 1,000 homes towards Clacton-on-Sea; and  
 Garden Community near Colchester border 



Planning Policy and Local Plan Committee 8 December 2025

o Will all worsen access to/from Brightlingsea. 
 Infrastructure Deficits 

o No GP or pharmacy capacity; 
o No new NHS dentists; 
o Loss of 16+ education provision and sports centre; 
o Water supply issues; utilities at/over capacity; and 
o Holiday village adds no infrastructure (only refurbished bus stop). 

 Community Concerns 
o Residents strongly opposed in first phase consultation;  
o Current proposal exceeds what was previously consulted over risks 

undermining trust; 
o Better locations exist with rail links, road capacity, and space for 

schools/services; and 
o Brightlingsea lacks capacity now and no plan from Tendring District 

Council, Essex County Council, or National Government to create it. 

19. REPORT OF THE CORPORATE DIRECTOR (PLANNING & COMMUNITY) - A.1 - 
TENDING DISTRICT LOCAL PLAN REVIEW: PROPOSED SPATIAL STRATEGY, 
LOCATIONS AND SITES FOR DEVELOPMENT  

The Committee considered a report of the Corporate Director (Planning and 
Community) (A.1) which presented the Committee with a proposed ‘preferred’ spatial 
strategy for Tendring’s future growth to 2042 (and beyond) along with the specific 
locations and sites for future housing, mixed-use and employment development that 
Officers were minded to recommend for inclusion in Tendring District Local Plan: 
Preferred Options Draft, in readiness for the next stage of the formal plan-making 
process.  

This report also explained the background and rationale for the proposals - including 
how they addressed the Government’s new mandatory housebuilding targets; how they 
took into account the comments received in response to the previous public consultation 
on the Issues and Options document and the information submitted as part of the call-
for-sites process; and how they reflected emerging findings from the technical evidence 
base. 

The report then invited the Committee to note, consider and discuss the proposals with 
a view to agreeing that they were incorporated into the full version of the Tendring 
District Local Plan: Preferred Options Draft and for the full document (which would also 
include a full suite of planning policies) to return to the Committee in due course for 
formal approval to recommend to Full Council that it go out to public consultation in the 
early part of 2026. 

It was considered that by considering and provisionally agreeing the spatial strategy, 
locations and sites for development at this meeting, it should allow the Committee more 
time to discuss the finer detail of policy wording when it met again to consider the full 
version of the Preferred Options document early in the new year. It would also allow 
additional time for Officers to carry out further informal engagement and consultation 
with Town and Parish Councils on the emerging proposals before any final decisions 
were taken by the Committee and by Full Council to proceed to formal public 
consultation on the Preferred Options draft. 

Background 
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Members were cognisant that the Local Plan contained both the blueprint for future 
growth and the policies against which planning applications were determined. It was a 
statutory duty for local planning authorities (such as Tendring District Council) to 
produce a Local Plan and to keep it up to date. It was important for Councils to keep 
their Local Plans up to date to ensure that they could manage the pattern of growth and 
quality of development to achieve sustainable development that weighed up economic, 
social and environmental factors and maximised the benefit to the local community and 
future generations. Failing to keep the Local Plan up to date risked losing control of the 
pattern of growth and the quality of development and having decisions taken out of the 
Council’s hands or overturned on appeal. However, in preparing and reviewing Local 
Plans, Councils were expected to follow national planning policy produced by the 
Government.  

With Devolution and Local Government Reorganisation on the horizon, the Committee 
was reminded that this Local Plan review was likely to be the last one carried out by 
Tendring District Council (TDC) in its current configuration – and so this would be TDC’s 
opportunity to influence the long-term approach to growth in Tendring before future 
strategic planning powers passed to the future combined Mayor authority for Greater 
Essex and Local Plan making powers passed to a future unitary authority.  

Members recalled that, over the last two years, the Council had been in the process of 
updating and reviewing the Tendring District Local Plan under its statutory duties. The 
various stages of this process had been extensively documented in reports to, and 
associated decisions from, the Planning Policy and Local Plan Committee since 
December 2023. Due to significant changes to the National Planning Policy Framework 
(NPPF) and the introduction of mandatory housebuilding targets following the change of 
Government at the last General Election in 2024, the Council was now required to plan 
for a considerable increase in housing development which had had a major bearing on 
the programme of work for the Local Plan Review to date and the decisions that would 
be required going forward.   

It was reported that the Council must now plan for housing growth at a rate of at least 
1,063 homes per annum for a 17-year period extending to 31 March 2042 – i.e. a 
2025-2042 total of at least 18,071 homes. This was almost double the current Local 
Plan requirement of 550 homes a year and a level of development that had never been 
achieved in Tendring’s history (i.e. since 1974). It was estimated that around 10,700 of 
the total requirement of 18,071 homes could be delivered on sites already allocated for 
development as part of the Council’s current adopted Local Plan, sites that either 
already had planning permission for housing or were under construction and homes that 
were anticipated to come forward on small sides and through windfall development. This 
means that through the review of the Local Plan, the Council needed to identify new 
locations and sites to accommodate and deliver the residual requirement of around 
7,400 additional homes which, for Tendring District, was a scale of growth that was 
extremely challenging, for a variety of reasons.   

The Committee was reminded that, through the Issues and Options consultation carried 
out in Spring 2025, the Council had invited comments from residents, communities and 
other interested parties on four high-level spatial strategy options (A, B, C and D), 
presenting four different ways of accommodating this level of additional housing growth 
across the District. For each option it had been acknowledged that there were 
advantages and disadvantages as well as significant challenges. It had been also 
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acknowledged that the options shared some fundamental similarities because the 
number of realistic permutations for accommodating such a high level of growth were 
limited by the unprecedented scale of the housebuilding target now being imposed.    

On 28 May 2025, the Committee had been presented with an overview of the feedback 
received in response to the Issues and Options consultation – indicating that many 
residents and communities shared the Committee’s and Officers’ concern about the 
impact of higher levels of housing growth, particularly on infrastructure provision in the 
District, and on local character and the environment.      

Next step in the plan-making process 

Members were informed that the next stage of the formal plan-making process was to 
prepare the first proper draft of the new Local Plan – the ‘Preferred Options Draft’; taking 
into account the comments received as part of the 2025 Issues and Options 
consultation, site proposals submitted for the Council’s consideration as part of the 
associated ‘call for sites’ consultation exercises and the emerging findings of the studies 
and technical evidence that had been, or were in the process of being prepared to 
inform the review process. 

The Committee was aware that the Preferred Options Draft would be the subject of 
formal public consultation in its own right and would, for the first time as part of the 
review process, include a full suite of detailed planning policies, some new and some 
carried forward amended or unchanged from the Council’s current Local Plan; and the 
Council’s choice of the preferred spatial strategy for growth, identifying specific sites and 
locations to accommodate the additional 7,400 homes and other development including 
land for employment. 

Officers were already at an advanced stage preparing the contents of what would be the 
Preferred Options Draft. However, given the particular significance for Tendring District 
in having to meet the Government’s new mandatory housebuilding targets and the 
anticipated level of public interest in decisions on the location of future development, 
this report had been prepared to, first of all, invite the Committee’s early and specific 
consideration, in public, of the preferred spatial strategy, locations and sites for 
development that Officers were minded to recommend for inclusion in the Preferred 
Options Draft of the Local Plan.  

Members were made aware that, if the recommended spatial strategy, locations and 
sites for development were agreed, it was proposed that the full Preferred Options Draft 
consultation document, containing policies, would follow for consideration at a future 
meeting as early as possible in the New Year, to seek the Committee’s agreement to 
recommend to Full Council that the Plan be published for formal public consultation as 
part of the statutory process.  

The Committee acknowledged that the Council’s timetable for producing the Local Plan 
was set out in the Local Development Scheme (LDS). An LDS was expected to be 
reviewed and updated regularly to reflect any significant changes in the timescales of 
the plans being prepared. The LDS was typically reported to, and agreed by, the 
Committee before being published. Considering the changes to the programme of 
reviewing the Local Plan, with the Preferred Options draft being reported to the 
Committee early in the new year, Officers had prepared a light-touch update to the LDS 
for the Committee’s consideration. As well as some minor factual updates to reflect the 
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adoption of the TCBGC DPD, and the designation of a new Neighbourhood Plan Area 
for Little Bromley, the LDS indicated the following key stages of the Local Plan Review 
programme: 

 Preferred Options Consultation: February 2026 
 Submission Draft Consultation: Autumn 2026 
 Submission: Late 2026 
 Examination and main modifications: Summer 2027 
 Adoption: Winter 2027 

Recommended preferred spatial strategy 

The Committee was informed that the recommended preferred spatial strategy set out in 
this report was a variation on, or a hybrid combination of, Options A and B from the 
Issues and Options consultation, incorporating key elements from both options. This 
recommendation had been reached by Officers in part having determined that a ‘Garden 
Village’ scale of development in, or around, Thorpe le Soken (a key feature of Options C 
and D) was unlikely to be a feasible or deliverable concept.  

Officers had advised that the recommended ‘Option A/B’ spatial strategy instead had a 
main focus of growth on locations along the A120 corridor (Harwich, Horsley Cross and 
Hare Green) and villages with railways stations along the Colchester to Walton-on-the-
Naze branch line (particularly Weeley and, to a lesser extent Alresford, Great Bentley 
and Thorpe-le-Soken); with proportionate additional growth around most (but not all) 
other towns and villages.  

Although Officers were recommending this approach as the preferred strategy for 
growth, it was not without its challenges. Those included the significant scale of 
development required; the complexity of delivering infrastructure alongside development 
in the right place and at the right time amid fluctuating economic conditions; and the fact 
that housing delivery depended on numerous factors beyond the Council’s control – 
such as the buoyancy of the housing market and the capacity of the development 
industry to deliver. 

Based on the responses received to the Issues and Options consultation and the call for 
sites exercises to date, there was little evidence, in the Officers’ opinion, to suggest that 
there were many, if any, obvious or better alternatives at a District level to the proposed 
A/B option. However, at a local level in and around individual settlements, there were 
choices to be made in respect of selecting individual sites and those choices had 
required careful planning judgment. Those choices would undoubtedly be questioned 
and challenged by affected residents and communities, and by landowners and 
developers whose sites had been omitted from the proposals at this stage.  

Proposed distribution of additional housing development  

It was reported that, following the recommended A/B spatial strategy, the recommended 
area-by-area breakdown of the 7,400 or so additional homes required up to 2042 (on 
top of the 9,100 already in the pipeline) reflected the estimated number of homes 
considered deliverable within the plan-period on specific sites or in specific locations. 
This breakdown was summarised as follows: 
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 Major expansion at Harwich & Dovercourt: 1,882 additional homes, mostly 
through a major mixed-use urban extension onto greenfield land south-west of the 
settlement off Long Road and Oakley Road (mostly within the parish of Ramsey 
and Parkeston). 

 Hare Green Garden Village: An almost entirely new settlement in the Frating, 
Great Bromley and Hare Green area including up to 4,500 homes in total (alongside 
employment, infrastructure and community facilities) built over 20-30 years - of 
which potentially 1,700 could be built in the period up to 2042. Like the Tendring 
Colchester Borders Garden Community, this would be a comprehensively planned 
development underpinned by its own planning document and masterplan which 
alone could take several years to produce before much of the development was 
able to come forward.   

 Horsley Cross Garden Village: A second new settlement of up to 6,000 homes 
with employment, infrastructure and community facilities on land predominantly 
north of the A120 at Horsley Cross which, like the Hare Green Garden Village, 
would likely take 20-30 years to develop in full – but for which potentially around 
1,700 could foreseeably be built in the period up to 2042. Again, such a 
development would require comprehensive planning from the outset through a 
planning document and masterplan that could take a number of years to produce 
before planning applications were determined and delivery commenced.      

 Weeley Garden Village: A smaller Garden Village comprising a mixed-use 
development of 900 homes with employment, infrastructure and community facilities 
in the form of a tightly defined western expansion of the village. Officers anticipated 
that a development of this scale could be delivered in full in the period to 2042, 
guided by a Masterplan that could either be produced by the future unitary authority 
or which could be developer-led with community input.     

 Proportionate expansion of Smaller Urban Settlements: Additional residential 
and mixed-use developments in and around the urban settlements of Frinton, 
Walton & Kirby Cross; Manningtree, Lawford & Mistley; and Brightlingsea delivering 
1,135 homes as follows:   

o Frinton, Walton and Kirby Cross: 660 homes on greenfield land on the edge of 
the settlement, mostly adjoining the Hamford Park development in Walton and 
on land north of Thorpe Road, Kirby Cross – but with the continued protection 
and expansion of designated ‘Strategic Green Gap’ that maintained separation 
of the main settlement to the neighbouring village of Kirby-le-Soken;  

o Manningtree, Lawford and Mistley: 200 homes across a number of previously 
developed brownfield sites including the waterworks site off Mill Lane, the former 
Crisp Maltings site off School Lane and a mixed-use waterside development 
involving the redevelopment and reconfiguration of land and property off 
Riverside Avenue; and 

o Brightlingsea: 325 homes, mainly on greenfield land north of the town off 
Samson Road which would need to be developed sensitively to respect the 
town’s physical and environmental limitations and sensitivities.  

 Proportionate expansion of Rural Service Centres with railway stations: 
Residential developments totalling approximately 675 new homes on selective sites 
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on the edge of the larger villages of Alresford and Great Bentley and on land in the 
Thorpe-le-Soken/Thorpe Station and Maltings area distributed as follows:   

o Alresford: 140 homes on land off Cockaynes Lane, north of the village (part of 
which was the subject of a current planning application);  

o Great Bentley: 225 homes on greenfield sites south of the village, and close to 
the railway station, off Plough Road and the recent Ufford Chase development; 
and 

o Thorpe-le-Soken: 310 homes on land south of the village adjoining the recent 
developments of Lady Nelson Gardens and on land at, and around, the railway 
station and maltings.  

 Proportionate expansion of Rural Service Centres without railway stations: 
Some limited further development totalling approximately 200 homes split equally 
between Little Clacton and St. Osyth as follows:  

o Little Clacton: 100 homes on land off Grove Road, Feverills Road and Amerells 
Road; and  

o St. Osyth: 100 homes on land off Rochford Road and Clacton Road.   

 Proportionate small-scale expansion of Smaller Rural Settlements: 541 homes 
mainly on smaller greenfield sites distributed throughout some of Tendring’s smaller 
villages as follows:   

o Beaumont cum Moze: 20 
o Bradfield: 100 
o Great Bromley: 25  
o Great Holland: 20  
o Great Oakley: 100 
o Kirby le Soken: 30  
o Little Bentley: 12 
o Little Bromley: 17 
o Tendring Heath: 10 
o Thorrington: 60 
o Weeley Heath: 77 
o Wix: 40 
o Wrabness: 30 

The Committee was advised that the sites identified in this report had the potential to 
deliver 8,783 additional homes. When added to the sites already in the pipeline (with 
planning permission or allocated through the adopted Local Plan) and an allowance 
made for small sites and windfall development, the total new homes expected between 
2025 and 2042 came to 19,496. This over allocation, which was accepted best practice 
when preparing a Local Plan, introduced a buffer to protect the Council if certain sites 
did not deliver as quickly as expected and a level of flexibility that allowed for choice and 
competition in the market. 

The process by which Officers had considered and selected specific locations and sites 
for housing and mixed-use development was set out in detail in the main body of the 
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report (A.2); but of particular note, Officers had followed the 'Guiding Principles’ agreed 
by the Committee and published for consultation as part of the 2025 Issues and Options 
Document. Those had included not identifying additional sites for housing on the edge 
of Clacton and the Tendring Colchester Borders Garden Community site; maintaining 
and continuing to protect the District’s Strategic Green Gaps from development; and 
recognising the role of Neighbourhood Plans in not proposing any additional housing 
sites around Elmstead Market and Ardleigh – two areas where there were recently 
adopted Neighbourhood Plans and where significant development was already in the 
pipeline at the nearby Garden Community.    

Employment land 

It was pointed out that, as well as the locations and sites being proposed for inclusion in 
the Local Plan for future housing, this report also identified locations and sites 
recommended for employment land allocations – a large proportion of which were 
intended to either form part of, or sit alongside, the proposed Garden Village 
developments at Hare Green, Horsley Cross and Weeley; and the existing Tendring 
Colchester Borders Garden Community site.  

Whilst targets for housebuilding were now mandated by the Government through its 
standard methodology, there were no Government-imposed targets for employment 
land – which remained a choice for Councils based on their aspirations for economic 
growth and informed by their technical evidence-base. Whilst the Council’s 2025 
Employment Land Strategy indicated that 30.69 hectares might be required and 
deliverable, quantitatively, within the period to 2042, Officers proposed allocating 
significantly more land – particularly in locations associated with the emerging Garden 
Village proposals. 

Members were informed that this more flexible approach to employment land allocations 
was designed to widen the qualitative offer; promote a reasonable balance of new 
homes and jobs in locations of proposed housing growth; maximise the potential 
opportunities for inward investment along the A120 corridor related to Freeport 
designation; and provide a wider choice of sites and locations to attract inward 
investment in business and industrial activity and locations for existing businesses to 
relocate, expand and diversify where they might have outgrown their existing premises.  

Of particular note, Officers had recommended the allocation of 74 hectares of land north 
of the A120 immediately adjoining the Tendring Colchester Borders Garden Community 
site for a strategic employment site with the potential to be of sub-regional significance 
for North Essex; and which could only be delivered following the completion of the 
A1331 link road as it would require vehicular access via the grade separated junction 
crossing planned for the A120 as well as safe connections via walking, cycling and bus 
rapid transit to the wider Garden Community in due course.  

Implications for housing supply and planning decisions 

The Committee was reminded that, as has been thoroughly documented in previous 
reports to the Committee, Councils were not only required by law to prepare a Local 
Plan and keep it up to date; national planning policy also required them to identify and 
maintain, on an ongoing basis, a five-year supply of housing land against their 
applicable housebuilding requirements.  
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Members were made aware that, from 26 January 2026, the Council’s Section 1 Local 
Plan (including the Council’s current housebuilding target of 550 homes a year) would 
have been in place for five years. At that point, the target would, by default, be replaced 
by the new target of 1,063 homes a year, calculated using the Government’s standard 
methodology. From that date, the Council would be unable to demonstrate a five-year 
supply of deliverable housing sites against the significantly increased requirement, until 
sufficient additional sites had obtained planning permission or could otherwise be shown 
to be deliverable within five years.  

Until the supply of housing land increased to the extent that a five-year supply could be 
demonstrated, Tendring District would be vulnerable to a potential increase in planning 
applications for housing development. National planning policy would expect the 
application of the ‘tilted balance’ to the Government’s ‘Presumption in Favour of 
Sustainable Development’, which essentially required Councils to grant planning 
permission for new housing unless there were very good reasons not to do so, 
regardless of whether sites were allocated in the Local Plan. This created a heightened 
risk that refusals without sufficiently robust justification could be overturned on appeal by 
a Government-appointed Planning Inspector.  

It was recognised that the Committee’s agreement to locations and sites for inclusion in 
the Preferred Options draft of the Local Plan, and its subsequent publication for 
consultation, might influence landowner and developer decisions on what sites to put 
forward for early planning applications. It might also affect how the Council determined 
such applications, as emerging Local Plan policies could be given some, albeit limited, 
weight. Having a draft Plan agreed and published could therefore help the Council 
maintain a degree of control and influence over the location of housing development 
during the interim period whilst the Local Plan was progressing through the full plan-
making process, than would otherwise be the case without a draft Plan.  

At the meeting, the Corporate Director (Planning and Community) assisted by the 
Planning Policy Team Leader, gave a MS Power Point presentation that drew salient 
points in respect of:- 

- Housing Trajectory 2013 – 2042;
- Preferred Option Spatial Strategy;
- Call for Sites Submissions;
- Proposed Local Plan Allocations; 
- Strategic Urban Settlements including TCBGC, and Garden Villages;
- Smaller Urban Settlements; 
- Rural Service Centres; and
- Smaller Rural Settlements.

The Corporate Director (Planning and Community) responded to points raised under 
Public Speaking, Minute 18 above, such as: 

- It was recognised how constrained Brightlingsea was as an area and in previous 
reviews of the Local Plan Officers had sought to minimise the level of 
development that happened; 

- Transport infrastructure – in drawing up the recommendations, Officers had been 
in consultation with Essex Highways team to ascertain what the issues were as 
part of the overall Local Plan and there was a transport modelling exercise that 
went alongside the Plan which would be spoken about in the New Year; 



Planning Policy and Local Plan Committee 8 December 2025

- The housing numbers were high overall in the District; however, Brightlingsea 
represented only 2% of the overall housing numbers, there would be further 
evidence to support the Local Plan in due course; 

- Officers had prioritised development near railway stations to encourage public 
transport use. However, this had raised concerns about traffic impacts, 
particularly in Great Bentley and Thorpe-le-Soken, where many sites were 
proposed and the Parish Councils had suggested alternatives. While Officers 
had focused on proximity to the local railway stations, Committee Members 
might wish to consider traffic issues in those village centres; 

- Officers acknowledged traffic implications of growth but had favoured sites near 
the railway stations to promote rail use. Southern sites in Great Bentley offered 
three traffic routes—through the village, south to Clacton, or via rail—reducing 
reliance on village roads. Past appeals and Essex Highways consultations had 
informed this approach. Committee Members could consider alternative 
recommendations, with Officers happy to provide  advice. 

Officers then responded to the following questions/concerns/queries et cetera from 
Committee Members:- 

- confirmation on the infrastructure policy, if the infrastructure cannot be put into 
place, what would happen?  

- putting more houses on land that had previously been flooded; 
- takes an average of 30 minutes longer to get out of Brightlingsea in peak times; 
- large building plot in a building estate, it had been derelict for several years in 

Brightlingsea; 
- water pressure needed to be considered when new dwellings were being built in 

Tendring;  
- needed to think about grey water and collecting water for the purpose of flushing 

the toilet and watering gardens and to use fresh water for drinking and cooking 
purposes only; 

- would be useful to see some of the new dwellings being a smaller scale 
development for the elderly within Tendring; 

- to implement a plan to work with Essex Highways to get from North to South of 
Tendring and to be able to get from Brightlingsea to Clacton-on-Sea via a bus 
route; 

- an increase of housing would increase the number of children who need to go to 
school; 

- to change the criteria of schooling;  
- to show the percentage increase for the individual Wards of Tendring; 
- for future development for improving the rail service from Walton-on-the-Naze to 

Colchester and Clacton-on-Sea; 
- how can the Council double the housing number and deliver on it in the Tendring 

area?; 
- what happens to planning applications in January?; 
- where was the Council up to on the deliverables to date?; 
- how will the power supply be facilitated to the new dwellings?; 
- what would be the cumulative effect if the Council did not deliver on their plan in 

year 1, 2 and so on, how would that look backed up?; 
- traffic into the town for the employers of the development sites;  
- are previous applications that were refused but now within the development 

areas allowed to be re-submitted if the Council was not meeting their housing 
targets?; 
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- to add into the report about Highways and what the Council intended to do in 
that respect of traffic implications; 

- in peak times, it can take too long to get out of the St Osyth village at the 
moment;  

- to get a plan in force as a District for the draft Local Plan; 
- within the Local Plan, to consider implications with Devolution and Local 

Government Reorganisation;  
- internet to the new dwellings needed to be considered as more residents work 

from home which would put a strain on the internet provision coming into the 
District; and 

- to consider having trains run twice an hour rather than once an hour as it 
currently stood in the District.  

At the invitation of the Chairman, the Portfolio Holder for Housing and Planning 
(Councillor Baker) spoke, and he thanked the Committee and Officers on the work that 
had already been produced.  

Having duly taken all the above information into account and having discussed the 
matter, it was moved by Councillor M Cossens, seconded by Councillor M Stephenson 
and unanimously:- 

RESOLVED that the Planning Policy and Local Plan Committee – 

a) acknowledges and agrees that based on the updated mandatory housebuilding 
target for Tendring of 1,063 homes a year calculated through the Government’s 
standard methodology set out in national planning guidance, the total housebuilding 
requirement in Tendring for the period 1 April 2025 to 31 March 2042 (the proposed 
extended timeframe for the updated Local Plan) will be 18,071;  

b) acknowledges and agrees that, based on evidence contained within the latest 
Strategic Housing Land Availability Assessment (SHLAA), approximately 10,700 
homes are expected to be deliverable at sites already allocated for development as 
part of the Council’s current adopted Local Plan, sites that either already have 
planning permission for housing or are under construction and homes that are 
anticipated to come forward on small sides and through windfall development – thus 
leaving a residual requirement of approximately 7,400 additional homes for which 
new locations and sites need to be identified through the updated Local Plan;  

c) notes that having considered the responses to the ‘Issues and Options’ public 
consultation carried out in Spring 2025; submissions to the ‘Call for Sites’ 
consultation exercises carried out in February 2024 and March 2025; and the 
emerging findings from the evidence base being prepared to inform and support the 
Local Plan Review, Officers are recommending a ‘preferred spatial strategy’ for the 
distribution of the required additional housing growth and employment sites 
throughout the District which, as detailed within this report, represents a 
combination or hybrid of the ‘Option A’ and ‘Option B’ scenarios previously 
presented and consulted upon as part of the Issues and Options Consultation 
Document; 

d) having considered the Recommended Preferred Spatial Strategy and Provisional 
Site Allocations (as set out in detail in the Officer report A.1 and within Appendix 1), 
agrees for these to be incorporated into a first proper draft of the Local Plan – 
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Preferred Options Document, albeit with the following amendments, following 
Officers’ professional advice: 

i) for Great Bentley, the removal of the sites ‘MSA10 – Land to the West of Plough 
Road’ (75 dwellings) and ‘SAH7 – St. Mary’s Field, Land East of Plough 
Road’ (150 dwellings) and their replacement with ‘Land East of Heckfords 
Road (80 dwellings), ‘Land to the East of Admirals Green and North of 
Weeley Road’ (120 dwellings) and ‘Land South of Weeley Road’ (80 
dwellings) – having given that further weight to local concerns about impacts 
of development increasing traffic through the centre of Great Bentley village; 
and  

ii) for Thorpe-le-Soken, the removal of the site ‘SAH10 – Land East of Station 
Road’ (200 dwellings) and its replacement with ‘Land South of Colchester 
Road’ (150 dwellings) – having given further weight to local concerns about 
the impact of development increasing traffic through the centre of Thorpe-le-
Soken village;  

and with the intention that, with these amendments, the completed Preferred 
Options Document (including the full suite of updated planning policies and any 
policies relation to specific sites) will be brought to the Planning Policy and Local 
Plan Committee as soon as possible for its further consideration and 
recommendation to Full Council to approve for formal public consultation in early 
2026;  

e) subject to the decision in respect of d) above, agrees for Officers to carry out 
informal engagement with Ward Councillors and with Town and Parish Councils in 
the coming weeks to make them aware of the emerging proposals, invite their 
feedback from a local perspective and to seek their cooperation and assistance in 
promoting and publicising the formal public consultation process in due course; 

f) notes and acknowledges the updates on the technical evidence base being 
prepared in support of the Local Plan Review, how this will continue to develop as 
the Local Plan progresses through the next stages of the plan-making process, and 
how it is intended for it to be completed in time to inform the Council’s final 
decisions on the content of the Local Plan (along with the comments received in 
response to public consultation) at the future submission stage;  

g) agrees to publish the updated Local Development Scheme (shown with tracked 
changes at Appendix 2) on the Council’s website to reflect the most recent work 
programme for the Local Plan Review, enabling the community, landowners, 
developers and other stakeholders to prepare for engagement in the next stages of 
consultation; and 

h) notes and acknowledges that, from 26 January 2026 (i.e. five years from the 
adoption of the Council’s current Section 1 Local Plan), calculation of the Council’s 
ongoing five-year housing supply figure will be based on the new mandatory 
housebuilding target of 1,063 homes per year generated using the Government’s 
standard methodology – for which the implications for planning decisions are set out 
in detail in this report.   
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Councillor M Stephenson thanked the Planning Officers for their excellent work on this 
report and stated that they were a credit to the Council. The Chairman endorsed those 
comments on behalf of the Committee. 

20. REPORT OF THE CORPORATE DIRECTOR (PLANNING & COMMUNITY) - A.2 - 
ADOPTION OF THE HARTLEY GARDENS SUPPLEMENTARY PLANNING 
DOCUMENT  

The Committee considered a report of the Corporate Director (Planning and 
Community) (report A.2) which updated the Planning Policy and Local Plan Committee 
on the outcome of the Hartley Gardens Supplementary Planning Document (SPD) 
public consultation and which sought the Committee’s endorsement to recommend to 
Cabinet that the SPD be adopted as Planning Guidance, to be used in the determination 
of future applications for the Hartley Gardens development in Clacton-on-Sea. 

The Committee was aware that Hartley Gardens was a strategic mixed-use allocation 
located on the northwestern edge of Clacton-on-Sea, identified in the adopted Local 
Plan. The site was expected to deliver approximately 1,700 new homes, including 30% 
affordable housing, alongside employment land, a new primary school, early years 
provision, and a range of community and green infrastructure. The preparation of a 
Supplementary Planning Document (SPD) for Hartley Gardens marked a significant 
milestone in progressing the site’s delivery and ensuring a coordinated, high-quality 
approach to development. 

Members recalled that, following the Cabinet’s decision on 26 September 2025, the 
Hartley Gardens SPD and associated background documents had been published for 
public consultation between 6 October and 17 November 2025. The consultation had 
included online engagement, hard copies made available for inspection at local libraries, 
and two public drop-in events attended by nearly 100 residents. In total, 24 written 
representations had been received, comprising responses from members of the public, 
land promoters, developers, and statutory stakeholders. 

Key issues raised by the public had included: 

• Traffic and highways impacts, particularly congestion on St John’s Road and Little 
Clacton Road. 

• Healthcare provision, with concerns about capacity and accessibility. 
• Environmental protection, including biodiversity, flood risk, and climate resilience. 

Statutory stakeholders had provided detailed feedback along the following lines: 

• The Integrated Care Board (ICB) had supported healthy place-shaping principles and 
had requested stronger requirements for Health Impact Assessments and inclusive 
design. 

• Essex County Council (ECC) had raised points on transport, drainage, education, 
and employment, recommending clearer guidance and early engagement. 

• Essex Wildlife Trust, Natural England and the Swifts Local Network had highlighted 
ecological considerations, including mitigation for protected birds and biodiversity net 
gain. 

• Anglian Water and the Environment Agency had advised on drainage and flood risk 
management. 
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• Essex Police had endorsed Secured by Design principles and Vision Zero – a road 
safety strategy that aimed to eliminate traffic-related deaths and serious injuries. 

• Sport England had provided detailed guidance on the provision of playing pitches 
and associated facilities. 

It was reported that, following careful consideration of all such representations, the SPD 
had been updated by Officers to strengthen the guidance and to include additional detail 
in the following areas: 

• Health & Wellbeing: Clear requirement for Health Impact Assessments and early 
engagement with NHS and Public Health partners; updated terminology to 
“community hub” to reflect their strategy for flexible service delivery. 

• Transport & Movement: Added guidance on bus service provision, active travel, and 
Vision Zero principles; early engagement with Essex Police for emergency access 
and crime prevention. 

• Flood Risk & Drainage: Stronger requirements for SuDS design and discharge rates; 
added references to Anglian Water and Environment Agency guidance. 

• Biodiversity & Ecology: Integrated habitat creation measures and building features 
such as Swift bricks and Hedgehog highways; alignment with Essex Local Nature 
Recovery Strategy. 

• Design & Safety: Reinforced Secured by Design principles and inclusive design 
features; clarified heritage requirements with guidance on Heritage Impact 
Assessments. 

• Community Infrastructure: Enhanced expectations for sports facilities and community 
spaces, referencing Sport England guidance; emphasis on multi-functional use and 
water efficiency. 

The Committee was informed that representations from landowners had focussed on 
phasing, infrastructure and employment land. Bloor Homes had supported the SPD but 
had questioned the scale and location of employment land and had suggested a 
reduction from 7 hectares to around 1.3 hectares whilst seeking flexibility for early 
delivery on their parcel of land. Whilst the SPD reflected the Local Plan policy 
requirement for ‘up to 7 hectares of land for employment’, the purpose of the spatial 
framework was not to be overly prescriptive; evidence such as that submitted by Bloor 
Homes could be considered at the planning application stage to determine market 
demand.  

Britton Developments had sought the removal of their land from the masterplan entirely 
to allow independent delivery, citing viability concerns around infrastructure and 
reiterating their position that employment uses would not be deliverable. It was an 
important principle of Local Plan policy that the whole site was developed following a 
comprehensively masterplanned approach, so removing land would conflict with this 
and undermine shared infrastructure delivery.  

Richborough had broadly supported the SPD, whilst emphasising infrastructure planning 
and the need for proportionate contributions and careful phasing of junction 
improvements to manage cumulative impacts.  

Members were advised that the changes suggested by Officers in response to the 
representations had been incorporated into a final draft of the SPD (Appendix 1 to report 
A.2). Once adopted, the SPD would become a material consideration in the 
determination of related planning applications, and it would support the delivery of 
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housing targets in the emerging Local Plan Review. The first planning application for the 
site was expected in early 2026, with delivery anticipated to begin in 2029. 

The Committee was reminded that accelerating housing delivery was a key priority for 
the Government, and that Hartley Gardens was expected to make a significant 
contribution to meeting the District’s housing needs over the next 20 years. Following 
Local Government Reorganisation (LGR), the requirements set out in the SPD would 
remain a material consideration for future applications determined by the new Unitary 
Authority. This would ensure continuity in planning guidance and would support the 
long-term delivery of the site. 

Having duly taken all the above information into account and having discussed the 
matter:- 

It was moved by Councillor Scott, seconded by Councillor Chapman BEM and 
unanimously:- 

RESOLVED that the Planning Policy and Local Plan Committee notes the outcome 
of the public consultation on the draft Hartley Gardens SPD, as set out through this 
report (A.2) and detailed in Appendix 2 thereto. 

RECOMMENDED TO CABINET that the Hartley Gardens Supplementary Planning 
Document December 2025 (attached at Appendix 1 to report A.2) be adopted as 
Planning Guidance to be used by the Council in the determination of Planning 
Applications, subject to the SPD being modified at paragraph 6.24 to explicitly list 
‘Fire & Rescue Facilities’ as strategic infrastructure, in advance of its formal 
adoption by Cabinet. This modification will ensure the SPD remains consistent with 
adopted policy while addressing essential infrastructure needs identified by Essex 
County Fire & Rescue Service. 

The meeting was declared closed at 8.56 pm 

Chairman


