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Demolition of nursery buildings and dwelling house (700 St Johns 
Road) and erection of 180 residential units (including affordable 
housing) comprising 10 two bed houses, 83 three bed houses, 24 four 
bed houses,15 five bed houses, 16 one-bedroom apartments and 24 
two bedroom apartments and 8 live work units (mixed commercial 
units totaling 1064 square metres with flats above); and roads, open 
space, drainage, landscaping and other associated infrastructure. 
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 DESIGN AND ACCESS STATEMENT 
 
1. Introduction 
 
1.1 This Design and Access Statement has been prepared to outline the design principles and 

concepts that have been applied to the proposed development; and how issues relating to 
access to the development have been dealt with.  

 
2. Site and Surroundings 
 
2.1 Located close to the western edge of Clacton-on-Sea the site is roughly rectangular in shape 

and comprises a horticultural nursery site within a landscape of flat agricultural fields to the 
north and east, generally ribbon residential development to the south (St John’s Road) and 
mixed residential and agricultural land to the west.  Boundaries of the site are defined by 
planted hedgerows to the north and east, by Earls Hall Drive to the west and the rear garden 
boundaries of homes to the south. 

 
2.2 The Council’s emerging development plan includes the site within the newly defined 

settlement boundary for the town where in the past it has been designated as countryside 
and it has declared in recent evidence at a public inquiry held in November 2020 that “it has 
no in principle objection to the nursery’s redevelopment” (Paragraph 5.14 of Council’s 
Planning Proof of Evidence).  This view is consistent with preapplication planning advice by 
officers of the Council and also with the decision to grant permission on other sites identified 
for inclusion in settlement boundaries including adjacent land on the west side of Earls Hall 
Drive.  There are also other large allocations and commitments for new residential and other 
development in the vicinity of the application site also outside of the current defined 
settlement boundary. 
 
 

 
 
Tendring District Council Local Plan 2007 extract 
Town boundary shown as red line to east of site 

 
 
 

 

site 
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Emerging Tendring District Local Plan 2013 2033 and Beyond 
Town boundary shown as red line now includes site 

 
2.3 Proposals to create a residential led redevelopment of the application site arose from this 

changing planning policy background and the council’s need to provide new homes and 
business in one of its preferred locations for new development, Clacton, one of the District’s 
main towns and a strategic focus for large scale sustainable new development.  

 
2.4 Proposals for the redevelopment of the site were also very extensively examined in a public 

inquiry held in November 2020.  Whilst the proposal for a greater number of dwellings on the 
site was ultimately dismissed the Council’s evidence made clear it does not object to the 
redevelopment in principle and the Inspector’s report clearly identifies a limited number of 
design elements that in his view needed to be altered and improved upon.  The January 2021 
Inspector’s report therefore forms an important and influential factor in the revised design 
now proposed as part of this revised planning application. 

 
2.5 It is against this background of changing planning policy, decline of the nursery and the findings 

of the previous public inquiry that the application is set.   
 
2.6 For completeness the evolution of the site design and layout is explained in the following 

paragraphs.  
 
2.7 The site was promoted for development through the Council’s call for sites and encouraged by 

its proposed inclusion within the new proposed settlement boundary, an initial request for 
preapplication advice was submitted to Tendring Council Planning Services in 2015.  

 
2.8 An indicative layout for up to 239 dwellings was submitted to the Council in late 2015 and 

given the Council reference 15/30334/PREAPP. 
 

 
 

  

site 
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2015 indicative layout 

 
2.9 The council identified a number of key issues for consideration in any evolving plans for the 

site including the following: - 
 

• The loss of employment from the site  

• Character and density issues relative to neighbouring development 

• Reliance upon a single access road and connectivity 

• Traffic impacts  

• Impacts upon neighbouring residents 

• Impact upon the public footpath forming the western boundary of the site 
 
2.10 Further work was undertaken to address the issues identified by the council and the applicant 

acquired an additional dwelling fronting St Johns Road to provide the opportunity of a second 
point of access into the site. 
 

2.11 The Council’s advice and the opportunity of a second access resulted in the design of the 
scheme being considered afresh and a second request for pre application advice was lodged 
with the council in December 2017, this time showing 193 dwellings and a commercial unit of 
8700 sq. ft.  The scheme introduced a roughly central area of open space.  The proposal 
showed landscaped boundaries to soften the countryside edges of the development and 
introduced connecting links to the public footpath on Earls Hall Drive and throughout the site.  
The principle vehicular access is shown via a new access road designed to current standards 
with the existing use of Earls Hall Drive significantly downgraded to cycle and pedestrian access 
only. 
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The revised layout Dec 2017 

 
2.12 In January 2018 the planning officer dealing with the enquiry (council reference 

17/30339/PREAPP) commented as follows:  

 
“The Public Examination in to the New Local Plan is underway, and in the absence of any 
objections, the inclusion of the site can be expected to progress unchanged”. 

 
“It is considered that the area dedicated to employment needs to be expanded, such that the 
site can continue to offer a significant level of employment, and any subsequent application 
will need to make appropriate provision for increased employment” 
 
“I agree with you that the edge of settlement location would suggest a lesser density than 
that of the allocations closer to the settlement, and the suggested number of units does not 
raise any particular concerns and it noted that a range of dwelling types is proposed”. 

 
“The site presently has almost 100% site coverage with buildings and hard-standing and yet 
in it is not intrusive in the landscape despite a public footpath running along the western 
boundary”.  
 
“It is considered that with careful location of the dwellings and peripheral landscaping, any 
landscape impact can be appropriately mitigated”. 
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“The only neighbours likely to be directly affected are those on St John’s Road, as the 
development is at the rear”.  
 
“The 2 neighbours directly adjacent to the proposed access road would need their amenity 
protecting from traffic noise and disturbance/privacy, perhaps by acoustic fencing/planting”. 
 
“Clearly, the key to this development will be the proposed access on to St John’s Road, and we 
are all aware of the limitations of the existing access on to Earls Hall Drive, and the alternative 
access is clearly a desirable improvement”. 

 
2.13 In February 2018 another meeting with the council took place with further changes resulting 

shown in the following plan evolutions.  
 
 St John’s Nursery - Concept Plan 
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St John’s Nursery - Viability Test Plan

 
 
St John’s Nursery - Site Plan April 18 
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2.14 The layout has been revised once again taking into account the Planning Inspector’s very 

detailed comments contained in the decision from early 2021.  Changes to the layout arising 

from the Council’s recent public inquiry evidence and the Inspector’s comments are 

considered in detail below. 

 
3. Layout  
 
 

 
2021 Layout 

 
3.1 The 2020 Inspector considered the impact of the development on the character and 

appearance of the area to be the main issue arising from the appeal.  At paragraph 31 of his 
decision letter he said, “The development would not maintain or enhance the local character 
of the area, with the siting, height, scale and massing of the houses along the development’s 
northern boundary being unacceptable, with the design and layout of those houses failing to 
incorporate existing site features of the landscape, namely the Poplar trees, while the 
replacement northern boundary planting has not been designed to function as an integral part 
of the new development”. 

 
3.2 At paragraph 20 of the decision notice he said, “I consider it important that the treatment of 

the site’s northern boundary should be handled so that the development would integrate well 
with its surroundings” … where “it would become a new point of transition between housing 
and the open countryside beyond”.  The inspector promotes the retention of existing boundary 
treatments and the creation of “a strong defendable landscape boundary along the northern 
perimeter”. 



 

St John’s Nursery D and A Statement May 2021 

  e3 design and planning consultants, Durrants House, Durrants Road, Berkhamsted HP4 3PG 

  

 

  

 
3.3 The revised application shows the homes along the northern edge of the site removed, existing 

landscape features comprising the mature poplar trees along the northern boundary retained 
and incorporated into an area of publicly accessible landscaped open space of over 30m depth 
along the length of the northern boundary to create the transitional landscaped buffer 
between the countryside and the proposed new homes within the site.  As now proposed 
therefore the northern boundary will see a mix of both mature landscaping and entirely new 
landscape planting within the public realm, all to be managed by either the Council or an 
appointed management company in the interests of the residents and the wider public. 

 
3.4 At paragraph 25 the Inspector remarked that the eastern boundary with the countryside “is 

not as publicly visible as the northern one” and “I therefore consider the layout and design of 
the development within the vicinity of the site’s eastern boundary to be unobjectionable”.  At 
paragraph 26 he said “I consider that only fleeting or distant views of the new houses and flat 
blocks from St John’s Road and further afield to the south would be possible. In that respect I 
am of the view that the new dwellings would not have an overt presence and that in the views 
from the south this development would not adversely affect the area’s character and 
appearance” and also, “Discounting any views from Earls Hall Road I am also of the view that 
the proposed development would not appear out of place when viewed from further afield to 
the east or west”. 

 
3.5 At paragraph 26 he repeated earlier comments that “buildings of more than two storeys need 

not necessarily be objectionable at the nursery” but he was critical of the scale of Block C (the 
tallest building proposed on the site at 4 storeys including undercroft parking).  This element 
of the proposal has therefore also been reviewed, Block C is reduced by one storey height and 
the height and position of taller homes throughout the site has been adjusted to minimise the 
perceived impact of taller homes on views into and out of the site.  

 
3.6 At paragraph 28 the Inspector is clear in his comments where with regards to the length and 

design of the access road he said  “I do not find this aspect of the scheme of itself to be 
objectionable” and in paragraph 29 he said “Even if Earls Hall Drive was to be used as the 
vehicular access for the development, it would still be served by a relatively long estate road 
and that would not overcome the Council’s concern about the length of the access”. 

 
3.7 The council has previously acknowledged that despite the size and coverage of buildings 

presently on site the nursery appears remarkably discrete and unobtrusive.  The layout as now 
designed will similarly be discrete as is clearly recognised by the planning Inspector.  As 
revised, it secures and strengthens existing hedgerows and with the introduction of new 
landscaping around the boundary and throughout the site it will see a much lower proportion 
of the site covered by buildings with significant areas of new habitat creation and public open 
space considerably exceeding the Council’s policy objective of 10% of the site area.  The 
creation of new habitat and the enhanced landscaping will go a long way to soften the visual 
and landscape impact.   

 
3.8 The tallest buildings are now three storeys high and located in relatively central areas of the 

site where their relatively larger scale is tempered by distance from nearby homes and site 
boundaries. 
 

3.9 The lowest density of homes are found at the periphery of the site.   
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4. Scale and design 
 
4.1 The development is at a low density (28.89 dwellings per hectare) and the dwellings proposed 

are relatively modest in scale to reflect the existing character of the area and the sites position 
on the edge of the countryside. 
 

4.2 The range, size and number of dwellings is as follows: - 

 
Housing Mix        

 
Tenure 

 
Type 

 
1-bed 

 
2-bed 

 
3-bed 

 
4-bed 

 
5-bed 

 
Total 

 
 

All units 

 
House 

 
 

 
10 

 
83 

 
24 

 
15 

 
132 

 
Apartment 

 
16 

 
24 

    
40 

 Live work 
unit/office and 
flat 

  
8 

    
8 

 
Total 

 
16 

 
42 

 
83 

 
24 

 
15 

 
180 

 

 
4.3 The buildings and streets are designed on a human scale, so all occupiers will be within reach 

of public space, all will be able to access the surrounding rights of way network and access the 
nearby public transport services. 

 
4.4 Whilst there are pockets of the site with relatively larger buildings proposed, the low density 

of development and the generous gardens and separation distances between homes when 
combined with the relatively modest scale of buildings are designed to show a modern 
collection of homes, clearly of a scale that is not dissimilar to other developments found in the 
area and throughout the town. 
 

5. Landscaping  
 
5.1 The proposal now includes the retention of virtually all existing trees and hedgerows which 

are principally on the perimeter of the site.  This planting will be enhanced and strengthened 
with a very substantial area adjacent the northern boundary of the site which will be planted 
to create a substantial buffer to the countryside to the north.  Furthermore, throughout the 
site there will be opportunity for substantial landscaping which will improve both the 
appearance of the development and the wider area, and it also provides the opportunity to 
significantly improve the ecological value of the site by enhancing its biodiversity value.   

 
5.2 All homes however have a good standard of external garden space and good separation 

distance from the site boundaries which also offers the potential for significant on plot tree 
planting and landscaping. 
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6. Appearance  
 
6.1 The homes are designed to a high standard and to reflect the character and appearance of 

other homes in the area.  They encompass modern design elements including for example 
deeper window designs and contrasting feature brickwork to create a theme of contemporary 
design throughout the site, but they are to be built using traditional materials such that the 
homes will appear modern and clearly of their time, but with features and spaces that 
householders will relate to and be very familiar with.  They will have generally conventional 
internal arrangements and front and rear gardens.   
 

6.2 All dwellings meet the national internal space standards and high standards of external space.  
All apartments have balcony space and blocks will also benefit from their setting in private 
communal space within the heart of the site and close to public open space.  The live work 
units are just steps away from the open space also. 

 
6.3 The commercial units will benefit from a prominent street presence to enhance their 

commercial appeal but will also have separate allocated space and associated car parking to 
the rear within an enclosed parking courtyard that can be closely surveilled. 

 
6.4 The resulting development is intended to be a development that shows a fresh beginning for 

the site, modern and efficient homes which are clearly of their time but in a setting that is 
common to the town and wider area.  Flexible business units offering high quality modern 
commercial space for local businesses that will fit into the street and overall character and 
appearance of the area. 

 
 

7. Highways  
 

7.1 The street design and layout has previously been assessed in great detail and meet all current 
standards.  They are designed to limit traffic speeds with gently curved alignments which 
enables staggered front building lines to be created for visual interest and for the introduction 
of street and front garden planting to soften the appearance of streets.  The result will be 
streets that appear more visually interesting and the combination of these curved alignments 
and garden planting that will be viewed between buildings and through gaps in the street will 
be a development that appears heavily landscaped and one that will mature into a very 
desirable place to live and work. 
 

 
8. Car Parking and Access  
 
8.1 On plot parking is the most common approach to parking throughout the site with some areas 

of smaller homes and flats having access to conveniently located parking areas/courts.  Car 
parking is provided for each dwelling at a level which exceeds the council’s minimum 
standards.  The car parking spaces are convenient for residents including those who might 
have mobility difficulties or young children.  In addition, cycle storage is provided for all homes 
to a standard required by the Council’s current guidance. Given the site’s sustainable location 
it is intended that occupiers will be able to place cycling and walking high on their preferred 
modes of travel.   
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8.2 The site’s permeable layout is such that residents can cross the level site on foot and cycle with 

ease, access the existing public footpath on Earls Hall drive and reach St Johns Road quickly.  
Future development near the site will also bring other facilities and services within easy reach 
on foot and cycle and in the meantime all residents will be within approximately 400 metres 
of established bus services which stop on St Johns Road to enable access to all the town’s 
services to be reached by public transport. 
 

8.3 The level, accessible site therefore offers all users every opportunity to walk and cycle 
throughout and beyond the site via generally quiet routes.  This will significantly reduce 
conflict with vehicular traffic.  Even so the roads have been designed to limit vehicle speeds 
and it is anticipated that 20mph limits will apply throughout the site. 

 
8.4 All homes will be accessible with level thresholds and conveniently located for car parking. 

 
 


