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Executive Summary 

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

the independent examination for Section 2 of the Tendring Local Plan 2013-2033 

Publication Draft – hereafter known as the emerging Local Plan. The purpose of the 

Topic Paper is to provide an update on the latest position regarding the Oakwood Park 

strategic site allocation (Policy SAMU3) given that three years have passed since the 

publication and submission of the emerging Local Plan in 2017. The paper also 

explains the justification for the identification of the site for strategic housing growth 

and why it is favoured above other reasonable alternatives, the suitability, availability 

and deliverability of the site and the rationale for the proposed policy approach and 

why this is effective, justified and consistent with the National Planning Policy 

Framework (NPPF).   

 

 Oakwood Park is located to the north east of Clacton and comprises mainly agricultural 

fields and open space; there are very few constraints to its development. The site is 

situated in a highly sustainable location as shown in the sustainability assessment  

Recent discussions with the developer indicate that c900 homes can be delivered from 

the site; the SHLAA estimates that conservatively, 435 homes can be delivered within 

the plan period.  

 

 The first phase of the development of Oakwood Park, which is not part of the proposed 

allocation but has planning permission, is being constructed by Persimmon Homes; 

this development has facilitated the construction of a roundabout on Thorpe Road and 

will provide the access roads to the allocated site via an agreement with Scott 

Properties. The financial appraisal (Tendring Addendum to 2017 Economic Viability 

Study 2017, Three Dragons and Troy Planning and Design) shows the development 

can facilitate the infrastructure required and provide 30% affordable housing. 

 

 The site is being delivered by Scott Properties, the company has control via a 

promotion agreement/options over the majority of the site. Scott Properties are 

currently producing a planning application and an Environmental Impact Assessment 

which is due to be submitted in Summer 2021. It is estimated that Scott Properties will 

be constructing dwellings by Spring 2023 with sales commencing at the beginning of 

2024. 
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Part 1: Background 

1.1 The Oakwood Park site is a significant proposed greenfield urban extension 

(47.75h) situated on the north east edge of Clacton-on-Sea - the largest urban 

settlement in the Tendring district. The site is currently in agricultural use and is 

bounded to the south by employment and retail uses and to the west by a 

residential development site. On the eastern boundary, the site is contained by 

the railway line, and to the north by Holland Road. The site is located in a 

sustainable location, close to local services and amenities. 

 

1.2 The site is designated as countryside in the Local Plan, however, in the emerging 

Local Plan, the site is allocated as a Strategic Allocated Mixed Use site (SAMU). 

SAMU sites are ‘expected to accommodate homes, jobs and community assets’ 

(P191, emerging Local Plan).   

 

1.3 Policy SAMU3 states: 

 

Policy SAMU3 

 

DEVELOPMENT AT OAKWOOD PARK, CLACTON 

 

Land north of Clacton-on-Sea, between Holland Road and the Oakwood Business 

Park (Oakwood Park, Clacton), shown on the Map SAMU3, is allocated for a mix of 

residential development, community facilities and public open space as follows: 

 

a. 21.1 hectares of new homes of mixed sizes and types to include affordable 

housing as per the Council’s requirements; 

 

b. at least 500 new homes to be delivered during the plan period to 2033; to include 

180 dwellings which address a specific requirement for accommodation designed 

for the needs of older residents; 

 

c. 3.3 hectares of public open space; 

 

d. 2.1 hectares of land for a new primary school with co-located 56 place early years 

and childcare facility (D1 use) as required by the Local Education Authority through 

Section 106 Planning Obligations; 

 

e. 2.04 hectares of land for care and extra care facilities; 

 

f. 1.93 hectares of land for a local centre; and 

 

g. 1.0 hectares of land for health care facilities; 
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Proposals must accord with the following: 

 

h. inclusion of development at urban to suburban densities (average of 30 dph) and 

include a master planned approach which addresses the opportunities for further 

development post-2033; 

 

i. the principal point of vehicular access should be off Thorpe Road through the 

commitment to the west utilising the recently constructed roundabout and only if 

necessary a secondary access off Holland Road to the north; 

 

j. capacity and/or safety enhancements to the local highway network where 

necessary; 

 

k. where necessary, enhancements to public transport, cycle, pedestrian, and 

bridleway infrastructure; 

 

l. delivery of opportunities for the protection and enhancement of the historic 

environment features and settings including the built and archaeological 

environment; 

 

m. where an archaeological evaluation (trial trenching where necessary) identifies 

surviving archaeological deposits, an appropriate mitigation strategy for 

preservation in situ or by excavation should be submitted; 

 

n. the design and layout of the development must have regard to the surrounding 

landscape, seeking to minimise visual impacts through the inclusion of mitigation 

measures to deliver links with the existing landscape and access features. As part 

of this, appropriate landscaping treatment along the northern and eastern fringes of 

the site is required to minimise visual impacts; 

 

o. financial contributions to early years and childcare, primary and secondary 

education provision, as required by the Local Education Authority primarily through 

Section 106 Planning Obligations or the Community Infrastructure Levy; 

 

p. early engagement with Anglian Water to secure upgrades to both treatment 

infrastructure and network and to formulate a water and drainage strategy to serve 

the new development; 

 

q. financial contributions towards community facilities such as health provision as 

required by the NHS/CCG either through the Community Infrastructure Levy or 

Section 106 Planning Obligations.  
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1.4 The Publication draft policy states that this mixed-use development should 

include 750 homes, of which 500 (including 180 homes for elderly residents) are 

expected to be delivered within the Plan period. To facilitate the residential 

development, community and green infrastructure will need to be delivered 

including a new primary school, health facilities, significant areas of open space 

and sports and recreational facilities. A small local centre should be delivered 

which will meet the day to day needs of residents. 

 

1.5 The proposed site boundary as currently shown in the publication draft plan is 

shown in Figure 1 below. 

Figure 1: SAMU 3 Oakwood Park Allocation Boundary Publication Plan 2017 

  

1.6 The majority of the site is owned or controlled by Scott Properties, who are the 

lead masterplanners for the site and therefore able to ensure delivery of key 

infrastructure to facilitate the development.  
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1.7 Persimmon Homes are currently developing the land immediately to the east 

(see figure 2). Planning consents for 380 new homes have already been granted 

of which 49 dwellings (Bramwood), as of April 2020, have been built and 250 

homes at ‘Flint Grange’ are under construction.  

 

Figure 2: Persimmon development (15/01781/OUT) on Land to The East of 

Thorpe Road showing access roads to Oakwood Park 

 
 

 

1.8 Scott Properties has an agreement to access Thorpe Road via the two arterial 

access roads bordering Oakwood Park, as shown in the above plan. 
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Part 2: Planning history and context 

2.1 The principle of northward expansion of Clacton and major development taking 

place to the north of the existing business and industrial areas is now well 

established and is relatively uncontentious. In recent years, a number of planning 

permissions have been granted as departures from the Council’s 2007 adopted 

Local Plan and subsequently some developments have either taken place or are 

currently under construction.  

 

2.2 The boundary for the allocated site through Policy SAMU3 comprises only the 

central (albeit the largest) portion of the wider broad area of land bounded by 

Thorpe Road and the current construction sites to the west, Holland Road to the 

north, the railway line to the east and the established commercial areas of 

Oakwood and Crusader Business Park, Clacton Factory Shopping Outlet and 

Gorse Lane Industrial Estate to the south. 

 

2.3 The land excluded from the allocation between its western boundary and Thorpe 

Road comprises land that has already been built on (the Bramwood 

development), land under construction (the Flint Grange development) and land 

with planning consent for further residential development (the ‘Chicken Farm’ 

site). The history of these developments is explained in more detail below. 

 

2.4 The land excluded from the SAMU3 allocation between its eastern boundary and 

the railway line is under separate control to Scott Properties and is being 

promoted independently by Gladman Homes (LPPuD338) and Mifield Ltd 

(LPPuD300) but is seen by the Council as a potential longer-term phase of 

development beyond the current plan period and is not excluded from the 

proposed settlement development boundary.  

 

Flint Grange (Oakwood Park Phase 1) 

 

2.5 In the Council’s 2007 adopted Local Plan, some land north of the Oakwood and 

Crusader Business Park was allocated for an extension to the business park, 

reflecting (in part) a 13 hectare planning consent 97/00626/OUT that had 

(eventually) been granted in 2003 as a departure from the earlier 1998 Local 

Plan to help support the economy and attract inward investment to the town. 

Britton Construction (developers of Brook Retail Park, Brook Park West, Clacton 

Factory Outlet and numerous business units) obtained reserved matters consent 

06/00438/DETAIL and undertook some physical construction on the ‘Oakwood 

Park’ site (as it then became known) which kept the consent alive, however the 

demand for business units in this location was not strong enough to enable the 

site to be built out as originally envisaged – particularly following the subsequent 

economic downturn. 
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2.6 In 2009 and 2010, with the economy still in recovery, the Council undertook 

public consultation on an emerging Local Development Framework (LDF) that 

had been intended to replace the 2007 Local Plan, in line with the national 

planning system in place at the time. Consultation revealed overwhelming levels 

of public objection to the expansion of Clacton – particularly to the east in the 

Sladbury’s Lane area and (to a lesser extent) an earlier iteration of the Hartley 

Gardens concept. The levels of objection led the Council to abandon the LDF 

and begin work on a new-style Local Plan in line with the thinking of the then 

coalition government. Whilst there were attempts at a new plan in 2012 and 2014 

which were eventually abandoned in favour of the current emerging plan, that 

earlier work did reveal a strong local preference for Clacton to grow northwards 

in the Oakwood Park area over other options – no doubt reflecting the fact that 

relatively few existing residential properties were located in this peripheral and 

primarily commercial location. In the 2012/14 versions of the Local Plan, it was 

indicated that the Oakwood Park site would be allocated for residential 

development. 

 

2.7 On the back of those earlier plans and a weakening housing supply position 

following the publication of the 2012 NPPF, Britton Construction submitted an 

outline application 12/01262/OUT for the Oakwood Park site to revert the 

majority of it to housing (250 dwellings) with a smaller area for business units 

(2,273sqm). They also proceeded to construct the main access roundabout onto 

Thorpe Road and some business units off Fowler Road in line with the earlier 

2003 planning consent. The Council agreed to grant the outline planning 

permission in 2015 (following the completion of a section 106 legal agreement) 

thus agreeing the principle of this location being suitable for residential 

development, as a departure from the adopted Local Plan and accepting the 

direction of travel set out in the earlier version of the emerging plan. 

 

2.8 Since then, the site has transferred to Persimmon Homes who, with Britton 

Developments, obtained reserved matters approval 18/01800/DETAIL in 2019 

and are now on site and progressing quickly in developing the first homes at ‘Flint 

Grange’ from the access constructed by Britton Construction (in line with the 

earlier business park consent). The Council’s trajectory, which is based on 

advice from Persimmon Homes, expects all 250 homes to be constructed by 

2026/27. 

 

2.9 Persimmon Homes have also applied for full planning permission 20/00179/FUL 

to include an additional 50 dwellings utilising a strip of land within the very eastern 

part existing consented site which, at the time of writing, was still under 

consideration by the Council. If permission is granted, the Flint Grange scheme 

could be delivering 300 dwellings in total.  
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Chicken Farm Site 

 

2.10 Land immediately north the Flint Grange site but still east of Thorpe Road and 

Holland Road and seen as part of the wider Oakwood Park broad area for 

development is known as the ‘Chicken Farm’ site. It is controlled by a separate 

owner Sole Bay Developments Ltd who in 2016 submitted a full application 

16/00421/FUL for 81, predominantly single storey dwellings aimed at the 

retirement market. At the time, the Council was still faced with a significant 

housing land shortfall and, having accepted the principle of development in this 

general location through the grant of the Phase 1 Oakwood Park (Flint Grange) 

development, agreed to grant permission in 2017. The layout of the Chicken 

Farm scheme had been carefully designed to enable connectivity for pedestrians 

to the Flint Grange development. Whilst the consent has not been implemented, 

the applicants are eligible to apply to extend the deadline for commencement 

due to the COVID-19 pandemic, and they are expected to do so. The Council’s 

SHLAA trajectory expects delivery between 2022 and 2025.  

 

2.11 In 2019, Sole Bay Developments submitted an application 19/01081/OUT for an 

additional 81 dwellings on land immediately east of the Chicken Farm site and 

forming part of the north-western corner of the SAMU3 Oakwood Park allocation. 

However, the application has been refused by the Council, not on any principle 

grounds, but following failure to agree the terms of a section 106 legal 

agreement. The proposal is now the subject of an appeal which is likely to be 

determined in 2021. If through the appeal process, the section 106 terms are 

resolved and permission were to be granted, the Sol Bay Developments’ scheme 

could increase to 162 dwellings in total. 

 

Bramwood Site 

 

2.12 The Bramwood Site lies immediately south of the Flint Grange site and was 

originally occupied by a single dwelling ‘Bramcote’ on a large plot of 2.3 hectare 

plot which represented an obvious gap in development along Thorpe Road that 

would have been ‘sandwiched’ between the Persimmon scheme and the existing 

business park. The site has now been developed with 49 dwellings, 

predominantly bungalows following the grant of planning permission 

16/02107/FUL in 2017 and subsequent variations. The dwellings on the 

Bramwood site were the first to actually be delivered on the ground in this broad 

location – thus properly establishing the suitability of the location for residential 

development.  
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Crossways Site 

 

2.13 The former Crossways Garden Centre closed its doors in 2018 and is the subject 

of a planning application 19/01598/FUL for 21 dwellings. The site lies within the 

broad location of Oakwood Park between the Flint Grange and Chicken Farm 

sites and is seen as a potential infill in this area of fragmented ownership along 

Thorpe Road. The application was considered by the Council’s Planning 

Committee on 15th December 2020 and it was resolved to grant planning 

permission.  

 

Land adjacent to the Willows Crossways House 

 

2.14 The site which is located between the Crossways and the Chicken Farm site was 

granted full planning permission (16/00912) for 5 dwellings on the 10th June 

2016. The site is a natural infill site and was granted planning permission due to 

the Council not being able to demonstrate a five year housing land supply. 

 

Holland Road/Eastern Site 

 

2.15 The land lying to the east of the SAMU3 allocation, extending to the railway line, 

is excluded from the allocation but included within the proposed settlement 

development boundary. It is envisaged that it could form a longer-term phase of 

further development post 2033, depending on the progress and success of the 

allocated site. The land lies north of site being built out as an extension to the 

Gorse Lane Industrial Estate.  

 

2.16 The 12 hectare site is the subject of representations from Gladman Homes 

(LPPuD338) and Mifield Ltd (LPPuD300) and had been the subject of an outline 

planning application from owners Mr & Mrs Giles (19/00495/OUT) for 200 

dwellings but this was withdrawn in October 2020. This followed concerns about 

potential prematurity and highway connectivity arising from bring forward a 

development on the eastern land ahead of the allocated site and its associated 

infrastructure and facilities.  

 

2.17 The above sites are shown in Appendix 1. 

 

Conclusion 

 

2.18 The planning history and context around the development in the Oakwood Park 

area clearly demonstrates that the principle of development in this location has 

been firmly established. 49 dwellings have already been built on the Bramwood 

site and this is being followed by 250 to 300 homes at Flint Grange, 81 to 162 on 

the Chicken Farm site and adjoining land (subject to resolution of s106 issues 

through the appeal process) and a further 21 units on the Crossways site. In total 
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these sites already have the potential to deliver between 380 and 530 homes 

and the Oakwood Park SAMU3 allocation would add around 900 units with the 

potential for longer term expansion on land to the east.  

 

2.19 Development in this location has not been contentious locally and the 

development of the Oakwood Park allocation site will secure social infrastructure 

on the ground that will both serve the development itself and benefit the residents 

of the earlier phases that are currently being built out – making for a sustainable 

development overall.   
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Part 3: Current Situation and Proposed Policy Approach 

3.1 The developer is in the process of preparing an outline planning application which 

is due to be submitted in the second/third quarter of 2021. Many of the 

background studies have been completed and the Environmental Impact 

Assessment is underway. 

 

3.2 Significant progress is being made in the planning and development of the site. 

Policy SAMU3 below sets out the specific requirements for the extension of the 

existing committed development site at Oakwood Park (15/01781/OUT) which is 

under construction for 250 homes. The suggested Policy amendments reflects 

recent discussions with the lead developer and includes an increase in the 

capacity of the site to deliver circa 900 homes (previously 750) with 

approximately half being delivered within the Plan period to 2033; the delivery 

rate being marginally less than the policy had envisaged. This proposed 

amendment also incorporates Essex County Council’s observation (LPPuD44) 

that the housing numbers referred to in the policy are inconsistent with the figures 

in Table LP2. 

 

3.3 In response to comments from Scott Properties (LPPuD409), while retaining the 

key elements, the Council acknowledges that Policy SAMU3 is too prescriptive 

and is recommending a modification to the Policy as outlined below: 

Tendring Publication Local Plan 2017: Proposed modifications to Policy SAMU 

3 Oakwood Park 

Policy SAMU3 

 

DEVELOPMENT AT OAKWOOD PARK, CLACTON 

 

Land north of Clacton-on-Sea, between Holland Road and the Oakwood Business 

Park (Oakwood Park, Clacton), shown on the Map SAMU3, is allocated for a mix of 

residential development, community facilities and public open space as follows:  

 

a.    21.1 hectares of new homes of mixed sizes and types to include  

affordable housing as per the Council’s requirements;  

 

ba. at least 500 approximately 900 new homes to be delivered during the plan 

period to 2033 of mixed sizes and type to include affordable housing and around 

180 dwellings which address a specific requirement for accommodation 

designed for to address the needs of older residents;  

 

cb. approximately 3.3 hectares of public open space; 

 



 

14 
 

dc. 2.1 hectares of land for a new two-form entry primary school with co-located 

56 place early years and childcare facility (D1 use) as required by the Local 

Education Authority through Section 106 Planning Obligations;  

 

ed. approximately 2.04 hectares of land for care and extra care   

facilities;  

 

fe. approximately 1.93 2 hectares of land for a local neighbourhood  

centre to include local shops, services and community facilities; and 

 

gf. 1.0 hectares of land for health care facilities;  

 

Proposals must accord with the following:  

 

hg. inclusion of development at urban to suburban densities (average  

of 30 dph) and include a master planned approach which addresses  

the opportunities for further development post-2033;  

 

ih. the principal point of vehicular access should be off Thorpe Road through the 

commitment approved housing development on land to the west utilising the 

recently constructed roundabout and only if necessary a secondary access off 

Holland Road to the north;  

 

ji. capacity and/or safety enhancements to the local highway network  

where necessary;  

 

kj. where necessary, enhancements to public transport, cycle,  

pedestrian, and bridleway infrastructure;  

 

lk. delivery of opportunities for the protection and enhancement of the historic 

environment and features and settings including the built and archaeological 

environment as well as the rural character of the bridleway running through the 

centre of the site;  

 

ml. where an archaeological evaluation (trial trenching where necessary) 

identifies surviving archaeological deposits, an appropriate mitigation strategy for 

preservation in situ or by excavation should be submitted;  

 

nm. the design and layout of the development must have regard to the 

surrounding landscape, seeking to minimise visual impacts through the inclusion 

of mitigation measures to deliver links with the existing landscape and access 

features. As part of this, appropriate landscaping treatment along the northern 

and eastern fringes of the site is required to minimise visual impacts;  
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on. financial contributions to early years and childcare, primary and secondary 

education provision, as required by the Local Education Authority primarily 

through Section 106 Planning Obligations or the Community Infrastructure Levy;  

 

po. Early engagement with Anglian Water to secure upgrades to both treatment 

infrastructure and network and to formulate a water and drainage strategy to 

serve the new development;  

 

qp. Financial contributions towards community facilities such as health provision 

as required by the NHS/CCG either through the Community Infrastructure Levy 

or Section 106 Planning Obligations. 

  

 

 

3.4 The Council are also suggesting a modification to take account of comments by 

Historic England (LPPuD143) to ensure the rural character of the bridleway is 

emphasised. 

 

3.5 Scott Properties has indicated that 725 of 885 dwellings can be delivered within 

the Local Plan period with two/three development outlets being operated. This 

comprises 

 

- 410 bungalows to be delivered between 2024 and 2034 at a rate of 40 per 

annum; 

- 475 family homes to be delivered between 2026 and 2036, at a rate of 50 a 

year; 

- A third development outlet for the care facility has not been included in the 

above figures. 

 

3.6 Also, the above figures do not include the Sole Bay Developments Scheme which 

could deliver 80 dwellings within the plan period. 

 

3.7 The trajectory takes a more conservative estimate of approximately 435 

dwellings being completed in the plan period; this being below the current policy 

requirement of 500 dwellings. The Trajectory assumes 40 bungalows a year in 

2026-2029 with development rates stepping up to 80 a year from 2029 as an 

additional outlets are created for family housing. 
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Part 4: Policy Justification and Site delivery 
 

4.1 The Local Plan adopts a conservative approach to the delivery of housing on this 

site due to its size and does not anticipate housing being delivered within the first 

five years of adoption of the Local Plan. As such, the site is required to meet the 

definition of developable in the NPPF 2012 which states: 

 

‘To be considered developable, sites should be in a suitable location for housing 

development and there should be a reasonable prospect that the site is available 

and could be viably developed at the point envisaged.’ (Paragraph 11) 

 

4.2 This definition is replicated in the NPPF 2020. Also, as regards a reasonable 

prospect of delivery, the revised NPPG 2019 (planning guidance) encourages 

local authorities to ‘use statements of common ground, or other evidence, to 

detail agreements with infrastructure providers, which confirm a reasonable 

prospect ‘and set out the further work which they will undertake to support the 

long-term delivery of the strategy’. The remainder of this Topic Paper will set out 

the policy justification for the Oakwood Park site as a strategic location within 

Section 2 of the plan. 

 

Site Description  

Figure 3: Site Plan 
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4.3 The site is defined by the railway line to the east, the Clacton Shopping Village, 

Gorse Lane Industrial Estate and Oakwood Business Park to the south, 

residential development and Thorpe Road to the west and Holland Road to the 

north. The site comprises mainly agricultural parcels of land of different sizes, 

dissected by hedgerows. An historic bridleway runs through the middle of the 

site. The site is accessed via the existing Persimmon development site to the 

B1369 Thorpe Road.  

 

Site Suitability 

 

  
 

4.4 The site is an urban extension on the north east periphery of Clacton, the largest 

town within Tendring and is largely free from constraints; it is not subject to 

ecological or landscape designations and is outside the flood risk zone. An 

electrical supply cable originally ran east to west across the site, however in 

2010, this was rerouted underground along the northern and western side of the 

site, before crossing Thorpe Road. 

4.5 The site borders Clacton shopping village which includes convenience shopping 

and is within walking/ cycling distance of a Morrison’s foodstore located on 

Centenary Way. Its location, being adjacent to Oakwood Business Park, provides 

the potential for employment opportunities, including those in light industrial, 
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retail, leisure, offices and commercial business. The Oakwood Business Park 

also has an extant permission for a new multiplex cinema. 

 

4.6 A doctors surgery and health care centre is within walking distance, located 

immediately south-east of the Stephenson Road West/ Thorpe Road/ Centenary 

Road roundabout. Local schools include the Engaines Primary School located at 

St Osyth Road, Little Clacton; Burrsville Community Infant and Junior School 

located at Craigfield Avenue and Great Clacton C of E Junior School, located in 

Craigfield Avenue, all within walking and cycling distance. The site benefits from 

existing bus services to Clacton Town Centre, Clacton railway station and to the 

surrounding villages. 

 

Sustainability 

 

4.7 The suitability of the site was considered against resaonable alternatives in the 

sustainability apprialsal accompany the emerging Local Plan. The site was 

identified as being a suitable location for development . An exert of the 

Sutainability Appraisal is shown below: 

  
 (Section 2 Local Plan Sustainability Appraisal (Place Services, P175)) 
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4.8 The Sustainability Appraisal states ‘that the site forms a sustainable extension of 

Clacton, with the ability to meet infrastructure thresholds for new education and 

healthcare provision. The allocation supports the Spatial Strategies of both 

Sections One and Two of the Plan in focusing proportionate growth to existing 

settlements in order to meet OAN requirements and supporting employment 

opportunities, and is suitable in response to the lack of available brownfield land 

within Clacton and the wider plan area.’ 

 

Land Use and Infrastructure Requirements 

 

4.9 The site is 47.75 hectares in size and can accommodate circa 900 units as set 

out in Section 5, ‘Indicative Concept Masterplan Framework’.  In terms of type 

and tenure, this would meet evidenced local housing need and include 30% 

affordable housing as required in Policy LP5. 

 

4.10 In addition, the Council has commissioned an Infrastructure Delivery Plan for 

Oakwood Park that assessed the green, social and physical infrastructure 

requirements that would be required to support a circa 900 home new 

community.  This involved consultation with key stakeholders including Essex 

County Council. This document is entitled the ‘Tendring Infrastructure Delivery 

Review June 2019 (Navigus Planning)’. 

 

4.11 The key on site infrastructure items that were identified are set out in the table 

below and where appropriate have been included in the policy requirements 

(SAMU3) for Oakwood Park: 

 

Table 1: Key Infrastructure for Oakwood Park Development (Infrastructure 

Delivery Plan) 

 
Infrastructure 

Infrastructure Needs 

Growth during plan period 
(670 dwellings) 

Total growth, inc beyond plan period 
(918 dwellings) 

Early Years & 
Childcare 

56-place nursery as part of new primary 
school  

56-place nursery as part of new primary 
school  

Primary 
education 

2fe school + 56-place nursery 2fe school + 56-place nursery 

Secondary 
education 

Contributions towards additional places 
 

Contributions towards additional places 
 

Health Expansion of existing surgery floorspace 
- 954m2; or new medical facility 

Expansion of existing surgery floorspace 
– 1,093m2; or new medical facility 

Water – used 
water 

Upgrade to foul sewerage capacity 
 

Upgrade to foul sewerage capacity 

Drinking 
water 

Major and local reinforcements to 
network 

 

Major and local reinforcements to 
network 

Gas No new requirements No new requirements 
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Infrastructure 

Infrastructure Needs 

Growth during plan period 
(670 dwellings) 

Total growth, inc beyond plan period 
(918 dwellings) 

Electricity No new requirements No new requirements 

Road 
transport 

No specific requirements No specific requirements 

Cycling and 
walking 

Improved cycling and walking linkages, 
including PROWs 

Improved cycling and walking linkages, 
including PROWs 

Public 
transport 

Enhancement of bus network 
 

Enhancement of bus network 
 

Flood 
defences 

No new requirements No new requirements 

Police  Refurbishment of existing police estate 
 

Refurbishment of existing police estate 
 

Fire No new requirements No new requirements 

Ambulance No new requirements No new requirements 

Waste Expansion of provision at Clacton RCHW 
 

Expansion of provision at Clacton RCHW 

Libraries No specific requirements identified 
 

No specific requirements identified 
 

Allotments 0.35ha of allotment provision 
 

0.48ha of allotment provision 
 

Community 
centres 

1 small centre 
 

1 small centre 
 

Children’s 
play & youth 
facilities 

1 LEAP (incl. maintenance) 
 

1 LEAP and 1 MUGA (incl. maintenance) 
 

Outdoor 
sports 
facilities 

- Football: 1 adult, 2 youth, 1 mini pitches 
- Possible contributions towards 3G 

pitches 
- Possible contributions towards rugby 

pitches 

- Football: 1 adult, 3 youth, 1 mini pitches 
Included in development costs 

- Possible contributions towards 3G 
pitches - £0.232m 

- Possible contributions towards rugby 
pitches - £0.034m 

Indoor sports 
facilities 

1 small centre 
£0.025m 

1 small centre 
£0.147m 

Green 
infrastructure 

2.31ha amenity greenspace 
Included in development costs 

3.17ha amenity greenspace 
Included in development costs 

 

4.12 The main road infrastructure, including a new roundabout on Thorpe Road to 

access the site, has been constructed or is under construction. The key services 

including gas, water and electricity are in place due to the construction of the 

phase 1 Persimmon Site. As can be seen above, there are no abnormal 

infrastructure requirements in relation to the site and all infrastructure can be 

delivered by the lead developer (Scott Properties) on land which is under their 

ownership/ option or where there are access agreements in place. 

 

4.13 The green space requirements were calculated with reference to the standards 

required in Policy HP5 Open Space, Sport and Recreation. 
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Site Constraints and Opportunities 

 

4.14 The site currently comprises agricultural land, ponds, woodland and hedgerows. 

A bridleway runs through the centre of the site. The site falls within the Zone of 

Influence (ZOI) for the Colne Estuary Special Protection Area and Ramsar site, 

the Hamford Water SPA and Ramsar and the Blackwater Estuary SPA and 

Ramsar site.  The site also falls within the ZOI for the Essex Estuaries Special 

Area of Conservation (SAC). The Council has an obligation under the Essex 

Coast Recreational Disturbance Avoidance and Mitigation Strategy (RAMS) to 

ensure that either alone or in–combination, effects of residential development on 

European designated sites are effectively mitigated through the strategic 

measures set out in the strategy. This includes a financial payment to support 

management measures and the recommendation to provide SANGS (Suitable 

Accessible Natural Green Space). 

 

Ecology 

 

4.15 SES has undertaken an extended Phase 1 Habitat Survey for Scott Properties. 

The study states:  

‘the field boundary habitats have the potential to be of value to several 

protected species as well as being of general biodiversity value themselves. 

To adhere to planning policy and relevant wildlife legislation further works 

have been recommended for the following ecological receptors:  

• Hedgerow Survey if hedgerows are due to be removed in full or part, or part 

destroyed by construction  

• Bats (activity survey and emergence/ re-entry surveys /tree scoping survey 

for 20+ trees)  

• Badgers  

• Birds (breeding and wintering) 

• Invertebrates  

• Great Crested Newt (scoping survey)  

• Reptiles  

• UK BAP Mammals  

• Habitat Regulations Assessment Screening’ 

 

4.16 And recommended the following mitigation measures: 

 

 ‘Design of proposed development to include sufficient green space to avoid 

significant recreational pressure increases to the adjacent and nearby 

designated sites.  

 Retention and protection of trees, including the woodland block and along 

the stream. Protection during construction should follow BS5387:12 (Trees in 

relation to design, demolition and construction – Recommendations). 
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 Retention and enhancement of habitats of importance, e.g. hedgerows, 

ponds, woodland, trees, ditches and streams.  

 The ponds, ditches and streams are protected from pollution events following 

standard pollution prevention guidelines.  

 It is considered that any potential adverse impacts from the proposed 

development upon specific protected species/habitats/designated sites will 

likely be able to be mitigated for in line with relevant wildlife legislation and 

planning policy. It should be noted that the proposed development could 

provide positive benefits to on site biodiversity through retention and 

enhancement of habitats of principle importance in line with planning policy; 

NPPF (DfCLG, 2012) and the Tendring District 2012 Draft Local Plan (as 

amended by the 2014 Focused changes) (Tendring District Council, 2012).’ 

 

4.17 The site is not protected by either a statutory or non-statutory designation. As 

part of the determination of any future planning application, further surveys will 

be required. However, given the phase one development was able to meet the 

necessary ecological requirements in legislation and policy through mitigation, 

the evidence suggests mitigation measures for phase 2 will be appropriate. 

 

Landscape 

 

4.18 The Landscape Character Assessment (LCA) describes the area (p60) as urban 

fringe in character ‘enhanced by the presence of nurseries, caravan parks, 

paddocks, holiday parks and industrial estates on the edges of Clacton and 

Frinton. 

 

4.19 The LCA continues (p61): 

 

‘This area has been densely settled and the underlying rural character eroded 

by modern suburbs and linear development. The strategy should be to 

conserve the low density settlement pattern in rural areas, maintain the 

distinctive identity of individual settlements, and enhance the character of the 

urban fringe. There may be some opportunity for development adjacent to 

existing settlements in line with the following guidance:  

 

General 

 The strategic gaps between adjacent settlements such as Clacton-on-Sea 

and little Clacton, Kirby-le-Soken and Frinton, and Great Holland and Kirby 

Cross are important to maintain their individual identities. 

 Native planting proposals should form an integral part of any development 

proposals to help integrate the buildings into the landscape. There are 

considerable opportunities for new woodlands to enhance the character of 

the urban fringe around Clacton. 
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 Any development on the urban fringe should seek to enhance landscape 

character by promoting positive landscape management – it should not 

result in the severance/ neglect of agricultural land. 

 The plateau edges frequently form a skyline/setting for low lying edges and 

are very sensitive to built development. 

 The historic settlement pattern included small villages set around greens - 

this could provide a template for new residential areas. 

 Important views should be considered when designing the location and 

layout of new built development – these include views to and from the rural, 

agricultural hinterland and views to important landmarks. 

 Employment sites should be well located in relation to existing settlements. 

Redundant agricultural buildings may provide an opportunity for re-use to 

accommodate new business and employment sites.’ 

 

Highways 

 

4.20 The road access to serve the development will be through the land to the west 

which has planning permission and for which a roundabout on Thorpe Road has 

been constructed. Only if necessary would a secondary access off Holland Road 

to the north be permitted. It is therefore assumed that the cost of the required 

vehicle access points and linking road infrastructure will be met through the 

overall cost of the development.  It is expected that development would provide 

electric car charging points to serve the new residential properties as part the 

standard development costs. 

 

Cycling and walking 

 

4.21 The development will provide safe pedestrian and cycle routes. The Public 

Rights of Way (PRoW) network will be extended to serve the site. Development 

of walking and cycling routes within the site are considered to represent 

secondary works included as a standard part of any development. Highways 

England and Essex Highways do not object to the allocation of the site.  

 

Public transport 

 

4.22 The Tendring Infrastructure Development Plan states: 

 

‘In respect of the Hartley Gardens and Oakwood Park sites, there are a 

number of bus services which run through Clacton, although some are outside 

desirable walking distances of the sites. A number also do not connect Clacton 

up with the main employment and service centre of Colchester. The closest 

service to the Hartley Gardens and Oakwood Park sites is the Number 98 

which runs along St John’s Road to St Osyth, the University of Essex and 
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Colchester town centre (taking just under 50 minutes in total). Services are 

hourly, six days a week, but there is no service on Sundays. 

 

There are three other public bus route providing services directly to and from 

the Clacton area to Colchester. These are:  

 Number 97 and 97A – This runs from Great Clacton to Weeley, the 
University of Essex and Colchester town centre (taking just under 50 
minutes in total). Services are hourly, six days a week, but there is no 
service on Sundays. 

 Number 4/4A - This runs from near the junction of St John’s Road and 
Little Clacton Road into Clacton and on Jaywick. Services are 
approximately every 30 minutes, six days a week, but there is no service 
on Sundays. 

 Number 76 and X76 - This runs through Clacton to Weeley, the University 
of Essex and Colchester town centre (taking 85 minutes in total). 
Services are approximately every 30 minutes, six days a week, but there 
is no service on Sundays. 

 

The Go Ride Community Interest Company (CIC) also operates two routes – 
numbers 72 and 73 – which run through Great Clacton and on to Colchester 
town centre. These operate one return service every Wednesday (no. 72) and 
Friday (no. 73). 

National Express operates one coach service – number 484 - between 

Clacton and London Victoria Coach Station. It operates one service per day. 

If bus services serving the Hartley Gardens and Oakwood Park sites are to be 

improved then it will be necessary to improve existing bus services along St 

John’s Road to Colchester. Depending on the location of residential 

development within the two sites, it may be necessary and appropriate to route 

the Number 98 bus into these two sites.’ 

4.23 A financial allowance has been made within the financial appraisal for 

improvements to bus service.  

 

Watercourses & Flooding 

 

4.24 Two streams flow west to east towards Holland Brook and a number of ditches 

run through the site. There are a three ponds and one additional pond located 

on the periphery of the site boundary. The site is not at flood risk according to 

the Environment Agency mapping and the Tendring Strategic Flood Risk 

Assessment. The Environment Agency do not object to the allocation of the site. 

 

Heritage 

 

4.25 Oak House, a Grade II listed building, is situated on the western border of the 

site. The site does not have any Registered Parks and Gardens; designated 
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Areas of Archaeological Importance; Scheduled Ancient Monuments or 

Conservation Areas within its boundaries. However, there are a number of listed 

buildings within 1km of the site which the development may need to take account 

of in terms of their setting. 

 

4.26 An archaeological desk based assessment by Archaeological Solutions Ltd (on 

behalf of Scott Properties) found that in terms of archaeology, the following:  

 

‘Prehistoric – Moderate. Finds from this period have been found within the site 

previously. Geophysical surveys did not record archaeological anomalies.  

Roman – Moderate. Cropmarks on the site comprise the possible remains of 

a field system, four ring ditches, part of an oval enclosure and part of a 

rectangular enclosure. Extensive pits are also visible. Pottery sherds are 

thought to be the result of manuring. Medieval – Moderate. Farms and halls 

within heath and woodland characterised this area during this period. Pottery 

sherds are thought to relate to manuring. A small rectangular structure with a 

burnt patch was either a hearth or the base of an oven. Post-Medieval – Low. 

The farmhouse and two barns at Cooks Green Farm most likely date from the 

19th century.’ 

 

4.27 The study concluded (paragraphs 7.1-7.3): 

 

‘Prehistoric finds have been found within the site, and extensive crop marks 

within the site have been associated with Roman field systems, ring ditches, 

an oval enclosure and part of a rectangular enclosure. It is likely that the crop 

marks represent prehistoric and Romano-British archaeological remains. A 

second group of crop marks, still within the site’s boundary but further to the 

south, consist of a possible linear feature and a small rectangular enclosure. 

A geophysical survey undertaken adjacent to the south did not detect any 

anomalies in an area into which the crop marks continue. During the medieval 

period the landscape was characterised by isolated farmsteads and 

homesteads within woodland and heath. A small rectangular structure with a 

burnt patch, which was either a hearth or the base of an oven, has been found 

on the site. It was not clear if the structure had a domestic or agricultural 

function. There is no evidence that Cooks Green Farm pre-dates the 19th 

century as it first appears on the 1838 Tithe map. The site comprises a large 

area of agricultural land to be developed for housing with open and local space 

provided. The development will cover the majority of the site and will have a 

high impact on archaeological remains, where present.’ 

 

4.28 Archaeological investigation and mitigation will be required as part of the 

planning application. The design of the scheme will also need to take account of 

the listed building on the site (Oak House) and the setting of the surrounded listed 

buildings.  
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4.29 Historic England requested a change to the supporting text (para.9.3) of the 

emerging Local Plan to refer to the proximity of listed buildings and surety that 

the rural character of the Bridleway is not lost because of development to the 

east and west. The Council believe the proximity of the Listed Buildings is an 

important consideration, however, this is covered in Policy PPL9. A minor 

modification to criterion l (k in the modified Policy) in Policy SAMU3 is 

recommended to the Inspector to recognise the rural character of the bridleway 

as follows:  

 

‘delivery of opportunities for the protection and enhancement of the historic 

environment and features and settings including the built and archaeological 

environment as well as the rural character of the bridleway running through 

the centre of the site’; 

 

Utilities 

 

4.30 Water: The Water Recycling Centre at West Clacton, which would serve the 

Oakwood Park site requires significant upgrading to treatment capacity. Anglian 

Water is responsible for funding any required investment to ensure that capacity 

is made available at water recycling centres in time to serve new development. 

Anglian Water has prepared a Water Recycling Long Term Plan (2045), which 

outlines planned investment at both existing water recycling centres and the 

sewerage network to accommodate development to 2045.   

 

4.31 Gas: Cadent Gas has reported that there is sufficient capacity in the Medium 

Pressure (MP)/Intermediate Pressure (IP) Gas Distribution system to 

accommodate development on all of the SAMU sites. 

 

4.32 Electricity: There is a continual programme of improvements being undertaken 

by the National Grid in Tendring. There are no connection or supply issues with 

the Oakwood Park development. 

 

Existing Buildings 

 

4.33 There are no properties within the site boundary, however, a number of 

residential and commercial properties border the site. These properties will 

remain in situ with landscaping and screening used where appropriate. 
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Part 5: Indicative concept masterplan framework  

5.1 An indicative development framework and phasing plan (see Figure 4 and Figure 

5) has been produced by the lead developer, Scott Properties which is part of 

the Oakwood Park Delivery Statement which can be found in the Examination 

Library via EB9.3.4 Scott Properties Oakwood Park Delivery Statement. 

 

Figure 4: Indicative Development Framework 

  

 

https://www.tendringdc.gov.uk/sites/default/files/documents/planning/Planning_Policy/S2Examination/Evidence/EB9.3.4%20Scott%20Properties%20Oakwood%20Park%20Delivery%20Statement.pdf
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Figure 5: Phasing Plan

 

 

5.2 The Oakwood Park Delivery Statement illustrates a development scenario for the 

site. The proposals are being progressed into a planning application which will 

be subject to the determination process. However, the Oakwood Park Delivery 

Statement clearly demonstrates the site can be delivered, with the associated 

infrastructure, in the time period outlined in the emerging Local Plan.  

  



 

29 
 

Part 6: Viability and delivery 

6.1 A financial viability appraisal (Tendring Addendum to 2017 Economic Viability 

Study 2017, Three Dragons and Troy Planning and Design) was undertaken to 

assess the ability of the site as a whole to deliver the required development and 

infrastructure. 

 

6.2 This financial viability appraisal assumed 918 units and 30% affordable housing. 

The appraisal has used the infrastructure requirements set out in the ‘Tendring 

Infrastructure Delivery Plan Review, June 2019’ (Navigus Planning). The viability 

testing assumes a full policy on scenario with a 26.65 dph average across the 

site, and an infrastructure and s106 cost of £20,000 per unit. Based on the 

appraisal, benchmark values per hectare are recorded at £440,000 per hectare. 

The residual value per hectare minus the benchmark value is recorded at circa 

£800,000.  The Economic Viability Study concluded the site was viable and 

deliverable with the infrastructure requirements included alongside 30% 

affordable housing. 

 

6.3 The majority (94%) of the proposed allocation of land is under the control of a single 

developer, Scott Properties via promotion/option agreements. There are no ransom 

issues in terms of land which would restrict the development or affect the timetable for 

development. Scott Properties mainly build retirement properties, so it is their intention 

to sell parts of the site to other developers which build family homes. This has the 

potential to increase the build out rate with up to three developers being on site 

simultaneously.  

 

6.4 The access is being constructed to serve the site. The utilities can all be connected to 

the site and the physical infrastructure can all be constructed without any abnormal 

costs or delays. 

 

6.5 A Statement or Statements of Common Ground between the Council and Scott 

Properties will be prepared and made available for the examination with the aim of 

demonstrating a way forward for cooperation and a comprehensive approach. A 

planning application with an Environmental Impact Assessment is currently being 

prepared. An indicative timetable for the preparation and determination of the planning 

application is a follows:- 

 

- Submission July 2021 

- Determination April 2022 

- Commencement on site early 2023 

- Sales commencing early 2024 

 

6.6 Land Logic made a specific objection (LPPuD233) stating that it is unclear how an 

allocation for a relatively modest 750/500 dwellings will be able to fund and deliver a 
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new primary school and early years and childcare facility, healthcare facilities and a 

new “Local Centre”. The capacity of the site can be increased to circa 900 dwellings. 

The financial viability appraisal assessed the viability of the scheme taking into 

account the additional health provision required (expansion of existing surgery 

floorspace – 1,093m2; or new medical facility), primary school and early years and 

child care facility and found that the scheme could support this infrastructure provision. 

The new local centre is essentially cost neutral in the financial viability appraisal as the 

cost would be recovered via rental income. As such, the development is viable with 

the provision of infrastructure as outlined in the Tendring Infrastructure Delivery Plan.  
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Part 7: Overall conclusions  

7.1 The site is located on the north east periphery of Clacton-on-Sea – the largest 

urban settlement in the Tendring district; the most sustainable centre by virtue of 

access to services, employment opportunities and facilities. The site is outside 

the Strategic Green Gap boundaries and is not at flood risk; there are no other 

sites, adjoining the urban area of this size, which meets this criteria and the 

sustainability appraisal showed this site was in a highly sustainable location.  

There have been a minimal number of objections to the allocation of the site. 

Those who have objected to the allocation are promoting alternative sites for their 

clients. 

 

7.2 Initially the site was envisaged to deliver approximately 750 dwellings with 500 

dwellings within the plan period. Following discussions with the lead developer, 

Scott Properties, the Council is now estimating that circa 900 dwellings could be 

delivered from the site with a more conservative delivery rate than the developer 

envisages of circa 435 dwellings being delivered within the plan period. The 

access to Thorpe Road has been completed by virtue of the Persimmon 

development and the access roads to the site are under construction. The 

Tendring Infrastructure Delivery Review June 2019 (Navigus Planning)’ and the 

financial viability appraisal (Tendring Addendum to 2017 Economic Viability 

Study 2017, Three Dragons and Troy Planning and Design) shows that the 

necessary site infrastructure is capable of being delivered and 30% affordable 

housing, without impinging on the viability of the site. 

 

7.3 The majority of the site is being constructed by a single lead developer (Scott 

Properties) who has control of the land. A planning application for the first phase 

of development is due to be submitted in July 2021 with construction of the first 

properties in 2023. Given the above, the site meets the criteria of being 

developable. 
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Appendix 1: Oakwood Park Development Sites 

 

 

 

The above sites have planning permission or a committee resolution to grant planning 

permission with the exception of the Sole Bay Developments scheme which is an 

application for an additional 81 dwellings (19/01081/OUT) on land immediately east of 

the Chicken Farm site and forming part of the north-western corner of the SAMU3 

Oakwood Park allocation and 50 extra homes at the eastern end of Finches Park which 

is subject to a planning determination.  
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Appendix 2: Oakwood Park Constraints Plan 

 

 


