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1.0 Site and Surroundings 

 

1.1 The site measures approximately 0.2 hectares and is situated to the south of the 

extensive Sambeck Caravans operation within the Woodlands Business Park. The 

business park was created within the former extensive sand and gravel workings, which 

were left largely unrestored in the 1970’s. The single largest operation on the site is by 

Sambeck Caravans, who operate a new and used caravan sales operation. Their 

existing office is located at the ‘top’ of the site, to the rear of the units fronting Tenpenny 

Hill. A slope ‘down’ into the former workings leads to the main display area of caravans. 

At the bottom of the slope a new office is being constructed. To the south and west is 

further area of scrub where the land has been left in its former state without any 

restoration works. This land extends behind the ribbon of housing fronting Brightlingsea 

Road. There is a considerable change in ground levels between these houses and the 

level of the former workings, with a drop of approximately 8m. The scarp slope contains 

a considerable number of trees and hedgerow, forming an extensive buffer between the 

housing and the caravan sales area. 

 

1.2 Sambeck Caravans have been operating from their premises since 1991. Since January 

2017 when they finally acquired the freehold of the site, they have been undertaking 

considerable investment and refurbishment of the property. This is further demonstrated 

with the related concurrent planning application for new offices. The company currently 

sell in excess of 500 caravans/mobile homes per year. Currently there are 150 

caravans/mobile homes displayed for sale on the land at any one time. While the 

business generally operates between 8.00am and 5.00pm, the police do not allow the 

movement of any mobile homes onto or off of the site between 7.00am and 10.00am. 

For operational reasons it is therefore necessary for all long transporter vehicles to 

depart from the site between 4.00am and 5.00am, necessitating the presence of the 

Transport Manager at these hours.        

 

1.3 To the west of the caravan sales area the land is relatively flat, with scrub extending up 

to the tree belt alongside Brick Kiln Lane. To the northwest is the extensive Silver Springs 

Care Home complex. There are no public views in to the site.    



 

3 

 

 

 

1.4 The application site is positioned at the foot of the scarp slope to the rear of five detached 

houses fronting Brightlingsea Road, between ‘Byways’ and ‘Verron’. The applicant owns 

the track alongside ‘Verron’ which is currently closed. 

 

1.5 Thorrington is a medium size village with a range of services including a public house, a 

community hall, two children’s play areas and a convenience store and post office. The 

village is also served by regular bus routes which run through the centre, with bus stops 

in front of the Business Park, provide public access to Brightlingsea, Colchester and 

Clacton-on-Sea. It is therefore considered to be a sustainable location for development. 

The Council has recently endorsed this view through the granting of several planning 

permissions for dwellings on the edge of the village  

 

2.0 Relevant Planning History & Procedural Matters 

 

2.1 Outline planning permission was granted on appeal for two dwellings in July 2019 under 

reference 18/00466/OUT. Access was a matter reserved for subsequent approval. No 

engineering details were provided of the access position and internal road arrangement, 

although the application submission indicated the extent of land in the ownership of the 

appellant and the general principles towards accessing the land. In response to concerns 

regarding the potential position of the access, the Inspector opined that ‘as layout and 

access are reserved matters these concerns can be addressed during the consideration 

of details submitted at that stage. I have seen no substantive evidence to lead me to 

conclude that the site…is unsuitable...to be…accessed without causing unacceptable 

harm.  

 

2.2 Reserved Matters were approved by the Council in July 2020 for two dwellings under 

reference 20/00508/DETAIL.  

 

2.3 An application for Reserved Matters for one dwelling in February 2021 with reference 

21/00131/DETAIL. This application was subsequently turned away by the authority as 

being invalid. The Council has since questioned whether the outline permission granted 

on appeal in 2019 or the Reserved Matters application approved in 2020 are valid.  
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2.4 It is recognised that the Reserved Matters application submitted earlier this year did not 

accord with the terms of the outline permission in terms of the site area. It is not however 

accepted that the terms of the outline permission or the subsequent Reserved Matters 

approval can be rendered invalid simply upon the suggestion of the authority that errors 

within these applications make these decisions of no consequence. It is simply not open 

to the authority to question long standing extant permissions or approvals at this very 

late stage.  

 

2.5 In correspondence sent to the applicant in February it is suggested by the Council that 

because the outline application did not show the position of the access, it was contrary 

to the terms of the Town and Country Planning (Development Management Procedure) 

(England) Order 2015. Similarly, because the extent of the application site differs, the 

Council considered that the subsequent Reserved Matters approval also falls by the 

wayside. It is however noted that the outline application did provide some details of the 

means of access to the site, thereby complying with the terms of the Order. The Council 

had the opportunity at that time to consider the requirements of Article 5 (2) of the Order 

and whether the application ought not to be considered separately from all or any of the 

reserved matters without the submission of further details. The Council chose not to 

pursue this point. Moreover, the County Council Highways department raised no 

objection to the nature of the scheme or questioned the position of the access. It is also 

noted that the authority has made reference to the advice within the NPPG. However, 

as the Council will be aware, the statements within the NPPG are ‘Guidance’ only and 

not part of any formal Order. It should be noted by the Council that no part of the Order 

specifies that the access to the site must be included within the red line. It is necessary 

only to ‘state the area or areas where access points to the development proposed will 

be situated’. 

 

2.6 The Council in refusing the outline application raised no question regarding the nature 

or position of the access. This indeed was not subject to any comments from the 

authority. Both the Planning Inspectorate and appointed Inspector raised no concerns 

with the nature of the submission, either with the appeal documents or the terms of the 

original application. The Inspector in examining the comments from local residents 

considered that the issue of the position of the access was open for detailed 

consideration at a later stage. He saw no concerns with any means of access to the site 
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through the land in the appellants’ ownership. As stated by the Council’s Planning Officer 

within the delegated report  for approval of the Reserved Matters ‘it would have been 

possible for the Inspector to impose a condition to the outline planning permission to the 

effect that access not be via the land the subject of this current application but no such 

condition was imposed’. 

 

2.7 In the following 18 months, it is evident the Council did not exercise their ability to pursue 

this appeal decision through the High Court. Of course, the period for any judicial review 

has now long since passed. Moreover, in May 2020 the Council validated a Reserved 

Matters submission without any question regarding the terms of the access as a 

Reserved Matter. This application was subsequently approved in July 2020 by the 

Council. No attempt was made to subsequently question the nature of this application, 

nor was any action taken in February 2021 to formally review or expunge either the 

Outline permission or Reserved Matters approval through any legal means. It is therefore 

considered that both the outline permission and Reserved Matters approval remain 

extant, although the failure of the Council to notice that the RM application included a 

different site area for the dwelling itself is highly disturbing and represents a serious 

failing of the Council in its validation process. Notwithstanding this obvious shortfall, this 

application deals with the submission of the Reserved Matters in relation to the terms of 

the outline permission as allowed on appeal, following careful consideration by the 

Inspector at that time towards the issues of access and the advice of Essex County 

Council on such matters.          

 

3.0     The Reserved Matters 

 

3.1 Outline planning permission was granted in July 2019 with all matters reserved for 

subsequent approval for two dwellings. In granting the permission, the Inspector 

considered that the site could be developed without harming the character and 

appearance of the locality while there was no evidence of any concerns regarding the 

means of access. Planning permission was granted subject to 3 standard conditions. 

The issues to be considered in this case pursuant to the terms of the outline permission 

concern the access, appearance, landscaping, layout and scale of the development.  
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 Access 

 

3.2 Notwithstanding the question of the validity of the previous Reserved Matters 

submission, the issue of access on to Brightlingsea Road was examined in some detail 

by Essex County Highways within application 20/00508/DETAIL. This consideration 

confirmed that the principle as well as the detailed design of the access was acceptable 

subject to a number of conditions. This scheme includes the same access arrangements 

with details of the junction with the B1023, a turning head, swept path analysis and 

parking details. The current application includes the provision of the access road within 

land owned and controlled by the applicant. Otherwise, the scheme is for the same site 

area as approved pursuant to the outline application. The Council also stated within its 

officer’s delegated report for the RM scheme that in relation to the use of the access ‘It 

is considered that noise and other disturbance to neighbours would not cause such a 

material adverse impact as to reasonably constitute a reason for refusal’. 

 

Appearance  

3.2 Full details has been provided of the dwelling type, reflecting a similar style of housing 

permitted by the Council in the area. It would be constructed in red brick with concrete 

grey roof tiles. The materials will be:-  

 

Brick – Weinerberger Mardale Antique Red 
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Roof – Marley Grey Smooth 

 

 

 

 Landscaping 

 

3.3 As indicated on the submitted drawings, a new landscaping belt is intended along the 

eastern boundary. This in fact has now been planted and comprises 100 mixed trees, 

comprising whips of native and deciduous trees including Oak and Field Maple. With 

regard to hard landscaping, the driveway will be in gravel with a resin bond.  

 

    Layout  

 

3.4 The proposal is for the part submission of details for Plot 1. This would be a detached 

house. The position of the dwelling would allow a second dwelling to be considered at a 

later stage to the south of Plot 1. It would be located at the foot of the escarpment 

adjacent to the turning area, ensuring all vehicles can leave the site in a forward gear. A 

rear garden in excess of the Council’s minimum standards will be provided along with 

two car parking spaces. The garage will also provide two cycle storage spaces.    
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 Scale  

 

3.5 This scheme is for the part submission of details in relation to Plot 1. It would be a 

detached two storey house as envisaged within the outline scheme. As remarked by the 

Inspector in 2019, there is no opportunity for any overlooking or loss of amenity for the 

neighbouring properties due to the significant change in ground levels between the site 

and Brightlingsea Road.  

 Planning Conditions 

3.6 The outline approval decision notice sets out only the three standard conditions. In terms 

of other matters, this submission includes a Construction Method Statement. There is no 

requirement for any fencing or other enclosure of the site.  

4.0 Conclusion 

4.1 The details as submitted accord with the terms of the outline planning permission and 

with adopted policy in respect of the layout, scale, appearance, landscaping and access 

to the site. It will represent an appropriate form of development that will accord with the 

character of the immediate locality and thereby reflect the Government’s guidance as 

contained within the National Planning Policy Framework.   

                               

   

   

 

 

 


