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Chapter 1
Introduction

1.1 Tendring District Council (TDC) commissioned LUC to prepare a high level
Infrastructure Delivery Plan (referred to as ‘the Reg 18 IDP’ for ease) to support the
Tendring Regulation 18 Local Plan which covers the period up to 2041.

1.2 This document sets out, for certain infrastructure matters, the potential
infrastructure issues and needs relating to growth at broad locations across the
district. These broad locations have been informed by the sites that TDC is
considering from its Call for Sites process.

1.3 This study does not address a comprehensive list of infrastructure items, nor
does it identify specific infrastructure needs related to each site. As such, itis not a
comprehensive IDP. That document will be prepared to inform and support the
Preferred Options Local Plan. The purpose of this Reg 18 IDP is to understand the
infrastructure issues which could arise based on the high level scales and locations
for growth being considered by TDC at the Regulation 18 stage.

Approach

1.4 As stated above, this study addresses a focused set of infrastructure items. This
is because these items are the most likely to create the potential for significant new
infrastructure provision or upgrades which could potentially impact on the viability or
deliverability of that growth. The following infrastructure items are therefore covered
in this study:

B Education — specifically primary and secondary education.

B Utilities — specifically electricity, waste water and drinking water. Gas is not
included because demand over the lifetime of the plan is not expected to
increase, with a shift to renewable sources instead increasing the demand for
electricity.

B Road transport (recognising that there is a relationship between this and bus
infrastructure in particular).

1.5 Whilst these items are likely to create the greatest needs, it is important to
emphasise that there are expected to also be significant infrastructure needs/costs
for other infrastructure items. But given the requirement for the Regulation 18 Local
Plan to focus on key topics, this reflects a proportionate approach.
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1.6 A comprehensive list of housing and employment sites to be tested was supplied
by TDC. Not all sites were included. Housing sites below 30 dwellings were excluded
unless they were clearly part of a cluster of sites which would share infrastructure.

1.7 Housing sites were grouped into the following geographical clusters, with the
numbers of dwellings shown for each cluster:

North east: Harwich, Ramsey (1,882 dwellings)

North west: Lawford, Manningtree, Mistley, Bradfield (300 dwellings)
East: Frinton, Walton, Kirby Cross (660 dwellings)

West: Brightlingsea, Alresford, Thorrington (500 dwellings)

North: Great Oakley (100 dwellings)

Central: Tendring, Thorpe-le-Soken, Weeley, Weeley Heath, Little Clacton,
Great Bentley (1,600 dwellings)

South: St Osyth (100 dwellings)
Hare Green (Tendring Central) Garden Village (2,000 dwellings)
Horsley Cross Garden Village (2,250 dwellings).

1.8 These clusters are shown in Figure 1.1.
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Figure 1.1: Housing clusters assessed
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1.9 Employment sites were assessed individually. These sites, along with the scales
of employment growth, were as follows:

B Horsley Cross Garden Village (32.5 hectares of employment land)
B Tendring Business and Innovation Hub, Horsley Cross (14.71 ha)
B Grovewood Business Park, Ardleigh (73.85 ha)

B Land at Crown Quarry, Ardleigh (67.38 ha)

B Hare Green (Tendring Central) Garden Village (57.73 ha)

B North east of A133, Ravens Green (24.45 ha)

B South of Colchester Road, Frating (23.40 ha)

B Land north of Harwich Road, Great Bromley (5.88 ha)

B Saltings Quarter, Manningtree (3.80 ha)

B Land north of A120, Harwich (5.33 ha).

1.10 The location of these sites is shown in Figure 1.2.
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Figure 1.2: Employment sites assessed
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1.11 All the employment sites were assumed to accommodate an equal split of the
following:

B offices
B warehousing/logistics

B industrial.

1.12 The only exception was the Saltings Quarter site in Manningtree which was
assumed to have the following split:

B 20% business, offices, industrial
B 20% leisure

B 20% retail, services

[

The remaining 40% was assumed to be residential.

1.13 The respective providers of each of the infrastructure items were requested, for
each housing cluster and employment site, to identify the potential infrastructure
needs and assign a red, amber or green rating (RAG rating) to each, along with an
accompanying commentary which identified where possible what infrastructure was
required. The RAG rating is explained below:

m ;L A cluster or site has significant potential constraints which could limit
growth. More detailed assessment should be undertaken at the earliest stage in
order to determine whether these represent matters of such significance that
they would clearly undermine the deliverability of development of this scale in
this location. A red rating does not mean that a cluster or site definitely could not
be delivered.

B Amber : A cluster or site is likely to have some infrastructure constraints which
will require mitigation. These items could be significant therefore it is important
that they are scoped out to inform the Local Plan Preferred Options stage so
that it can be demonstrated that the infrastructure requirements will not
undermine the deliverability of development of this scale in this location.

m [Green: A cluster or site is unlikely to have infrastructure requirements of
significance, such that this could undermine the deliverability of development of
this scale in this location. A green rating does not mean that a cluster or site
definitely could be delivered.
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1.14 Where infrastructure providers were unable to undertake a RAG assessment,
the score given reflects the work undertaken by LUC using existing published
evidence. This is highlighted in the relevant section of the report.

1.15 All needs identified by the infrastructure providers are high level and must be
subject to more detailed assessment, both to inform the Local Plan Preferred Options
stage and for any subsequent planning application. They also represent a high level
assessment at the current time, with the potential the needs identified could change
in the future. Any further detailed caveats are provided in the respective sections of
the report.

Policy context

1.16 The starting point for this Reg 18 IDP is the existing IDP which informed the
adopted Tendring Local Plan, consisting of the North Essex Authorities’ Shared
Strategic Section 1 Plan (adopted in January 2021) and the Tendring District Local
Plan Section 2 (adopted in January 2022).

1.17 Over the period 2013 to 2033, the Section 1 Plan requires 11,000 dwellings to
be delivered in Tendring district (550 dwellings per annum). It also requires between
12 and 20 hectares of employment land to be delivered. As at 315t March 2024, a
total of 6,709 dwellings had been completed, an annual average of 610 dwellings.
This is above the annual average requirement and means that a further 4,291
dwellings are required to be built up to 2033. As reported in the Tendring Annual
Monitoring Report 2023/24 [See reference 1], a further 6,279 dwellings are in the
trajectory, based on the Strategic Housing Land Availability Assessment (SHLAA)
[See reference 2].

1.18 Policy PP7 of the Section 2 Local Plan allocated 31.9 hectares of land, a
significant increase on the employment requirement in the Section 1 Plan. As of
October 2024, 28.2 hectares of these allocations were still remaining, although much
of this had received either outline or reserved matters permission.

1.19 The major strategic allocation in the North Essex Authorities’ Shared Strategic
Section 1 Plan is the Tendring/Colchester Borders Garden Community (TCBGC).
Straddling the boundary of Tendring district and Colchester borough, this is expected
to deliver between 2,200 and 2.500 homes and 7 hectares of employment land
during the plan period to 2033. The Section 1 Plan identifies that the overall total to
be delivered including beyond the plan period is 7,000-9,000 dwellings and 25
hectares of employment land. The subsequently adopted TCBGC Development Plan
Document 2025 [See reference 3] fixes this total requirement at 7,500 dwellings and
25 hectares of employment land.

LUC | 11
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1.20 The TCBGC Joint Committee endorsed and Tendring District Council (TDC) and
Colchester City Council (CCC) adopted a Development Plan Document (DPD) for the
Garden Community. This was underpinned by detailed evidence such as the
Infrastructure Delivery, Phasing and Funding Plan (IDPFP) relevant to TCBGC DPD
Policy SP6. This sets out that based on the evidence in 2023, over £585 million of
infrastructure projects were required to support the Garden Community. This
infrastructure is set out in the following categories:

B Transport: This includes local road improvements, the Link Road, a Rapid
Transit System linking the site to Colchester and other destinations, public
transport improvements (reducing car use and improving air quality and health),
bus service improvements, active travel enhancements, traffic mitigation and
travel planning such as car clubs, bike hire, mobility hubs and appropriate
monitoring.

B Utilities: On- and off-site works to electricity, on- and off-site potable water and
wastewater, on-site foul and surface water network, gas and telecoms/
broadband.

B Social and Community Infrastructure (including community space, education,
health and emergency services): 10 forms of entry (FE) primary and 10FE
secondary school provision to include early years, sixth form and special
educational needs (SEN) provision; health space incorporating the equivalent of
10 no. GPs or 1,650sgm of health centre floorspace, demand for 11 no.
dentists; multifunctional community centre (1,080sgm) and library space
(540sgm) with a community facility presence in each neighbourhood centre; a
sports centre and swimming pool (outside of the University of Essex and
schools); 18 pitches for gypsies and travellers.

B Environment and Waste: Waste provision and contributions towards the Essex
Coast Recreational Disturbance Avoidance and Mitigation Strategy (RAMS).

B Open Space and Green Infrastructure: On-site provision of community outdoor
provision (21.34ha), 5.1ha multi-use games area (MUGA), 134.9ha open
spaces including 38ha for Salary Brook Country Park, local nature reserves,
parks and natural amenity, children's play space (4.3ha), allotments (3.4ha).

B Other Infrastructure: Stewardship body allowance, economic and employment
measures allowance and noise and waste allowance.

1.21 As of early 2026, a planning application for a mixed-use development on the site
is expected to be submitted to the local planning authorities at TDC and CCC
imminently. Once the planning application has been received, the Councils will
review the infrastructure requirements identified within the IDPFP and will update
these as appropriate to address the emerging proposals.
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1.22 There is therefore a significant amount of additional growth which is proposed
beyond the plan period that will have a call on infrastructure. Engagement with the
infrastructure providers has sought to take this into account when ascertaining the
infrastructure requirements arising from the Reg 18 Local Plan growth.

1.23 The current Local Plan Review was commenced with an Issues and Options
Consultation alongside a Call for Sites in Spring 2025. The Issues and Options
Consultation [See reference 4] identified a series of potential spatial options:

B Option A: A120 and Railway Focus

B Option B: Central Triangle of Garden Villages
B Option C: A133/B1033 Garden Villages
[

Option D: Four Garden Villages.

1.24 These options have not formed part of the Reg 18 IDP. However, in combination
with the sites put forward to the Call for Sites, it has informed the sites tested.

LUC | 13
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Chapter 2
Education

2.1 This section specifically looks at primary and secondary education needs. These
are — and have historically been — the predominant education requirements as far as
infrastructure provision is concerned.

2.2 Essex County Council (ECC), as education authority for Tendring district, has
been engaged in this process. However, it has been unable to provide a bespoke
assessment of the needs relating to the growth clusters being tested. ECC has a
clear process for how it engages in the development of Local Plans, laid out in its
Local and Neighbourhood Planners’ Guide to School Organisation [See reference
5]. This notes that at the Issues and Options stage of the Local Plan making process
the ECC School Organisation and Place Planning team can only play a guiding role.
The specific needs of each community and a detailed plan to deliver sufficient school
places can only be developed as more of the necessary information regarding site
allocations becomes available. This will be at the Preferred Options stage.

2.3 ECC is therefore clear that the assessment below is independent of its processes
and instead reflects LUC’s methodology to inform the development of the Tendring
Reg 18 Local Plan. It has not been scrutinised, commented on, verified or endorsed
by ECC.

2.4 The assessment below does use published material from ECC in order to build a
theoretical picture of key development scale thresholds that may trigger new primary
or secondary school provision.

2.5 The assessment only considers the residential clusters because employment
development is assumed not to place any increased demand on primary or
secondary education.

Methodology

2.6 The residential clusters identified align closely to ECC’s Primary School
Planning Groups identified in its 10 Year Plan [See reference 6]. Therefore it is
reasonable to align the proposed growth with the areas where new pupils are
expected to be accommodated in terms of school places.

2.7 It is necessary to apply an appropriate housing mix to the proposed levels of
growth being tested at each cluster. This uses the dwelling mixes identified in the
Tendring Strategic Housing Market Assessment 2025 [See reference 7] for market
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housing, First Homes, shared ownership and social/affordable rent (Tables 5.5-5.8 in
the SHMA) and weights them according to the number of dwellings required to give
an aggregated mix by dwelling size. This is as follows:

B 1-bed dwellings: 23.4%
B 2-bed dwellings: 26.5%
B 3-bed dwellings: 24.6%
B 4+ bed dwellings: 25.5%

2.8 This was then applied to the dwelling totals for each cluster to give figures by
dwelling size. The primary school child yield factor could then be applied to this.

2.9 In order to determine the child yield, the ratio (‘child yield factor’) in the Essex
County Council Developers’ Guide to Infrastructure Contributions [See reference 8]
is used. Table 2.1 shows the yield factors by school and dwelling type:

Table 2.1: Child yield factor by dwelling type

Dwelling type Primary yield Secondary yield
One bed 0 0

Flats 0.15 0.1

Houses 0.3 0.2

2.10 Therefore for each new house, irrespective of size, an average of 0.3 new
primary school pupils and 0.2 secondary school pupils are assumed to be generated

(for the purposes of school place planning).

Primary education

2.11 This methodology was applied to the dwellings by size to identify an overall
primary school child yield for each residential cluster. This is shown in Table 2.2

below:
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Table 2.2: Primary school pupil yield by residential cluster

Residential Dwgs 1-bed | 2-bed |2-bed |3-bed |4+-bed | Total
cluster flats houses | houses | houses | pupil
yield
North east 1,882 0 13 106 139 144 402
North west 300 0 2 17 22 23 64
East 660 0 5 37 49 50 141
West 500 0 4 28 37 38 107
North 100 0 1 6 7 8 21
Central 1,600 0 11 90 118 122 341
South 100 0 1 6 7 8 21
Hare Green 2,000 0 14 113 148 153 427
Garden Village
Horsley Cross 2,250 0 16 127 166 172 481
Garden Village

2.12 It should be noted that for the purposes of the assessment, all flats are 2-bed
units. Therefore it was necessary to split the 2-bed properties between flats and
houses. It was assumed that 20% of 2-bed units would be flats.

2.13 The primary school pupil yields in Table 2.2 range from 21 pupils each in the
North and South clusters to 481 pupils at the Horsley Cross Garden Village. These
figures reflect pupil yield numbers across all primary school age groups, not per age
group.

2.14 These pupil yields need to be compared with the forecast levels of capacity that
will be available at existing schools serving each cluster/Planning Group. Given the
high level nature of the assessment it is not possible to determine or make
reasonable assumptions as to when the sites in each cluster would come forward
during the plan period. Moreover, the available school capacity forecasts only project
forward to 2034/35, which would be the second year of the plan period. However, this
gives a reasonable baseline for the purposes of this assessment.

2.15 The forecast capacity by Planning Group (cluster) is aggregated by school, with
this data provided by Department of Education figures as of August 2025 [See
reference 9]. Table 2.3 compares the child yield from the proposed development by
cluster with the available capacity at 2034/35.
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Table 2.3: Available primary school capacity to support growth by residential
cluster

Residential Primary Available | Surplus/ shortfall RAG

cluster pupil yield | capacity rating
2034/35

North east 402 318 -84

North west 64 0 -64

East 141 139 -2

West 107 -114 -221

North 21 36 15

Central 341 39 -302

South 21 426 405

Hare Green 427 N/a N/a (a new 2FE school

Garden Village could address needs)

Horsley Cross 481 N/a N/a (a new 2FE school

Garden Village could address needs)

2.16 Table 2.3 shows that in most cluster areas (excluding the garden villages) there
is forecast to be insufficient spare capacity to support the child yields that would arise
from the growth levels tested. The main exception is the South cluster, although the
proposed levels of growth are very low here.

2.17 The two garden villages both create a demand for over 400 dwellings. Typically,
new schools would have two forms of entry (FE), therefore based on 30 pupils per
form, this would be a 420-pupil school. Scales of growth would likely create a
requirement for a new school at each Garden Village which would accommodate
almost all of the new pupils arising.

2.18 The largest shortage totals over 300 pupils in the Central cluster. If development
of a Garden Village at Hare Green were to go ahead then it may be possible to
deliver either a single, 4FE school or two 2FE schools there to support the growth at
both clusters. However, this would be dependent on the new school(s) having
capacity and would require the phasing of the new developments to align. For this
reason the requirements in the Central cluster have a ‘Red’ rating.

2.19 The same issue with a shortfall in capacity arises in the West cluster, and whilst
the extent of the shortfall is lower at 221 places, this is still the equivalent of a 1FE
primary school. This has also been assigned a ‘Red’ rating.
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2.20 It should be borne in mind that this assessment assumes that every available
school place would be given over to the new growth. However, based on advice from
the Department for Education, ECC recommends that around 5% of capacity at a
school remains unfilled to accommodate mid-year admissions and facilitate parental
choice.

Secondary education

2.21 The same approach was taken for secondary education. Table 2.4 presents the
overall secondary school pupil yield for each residential cluster.

Table 2.4: Secondary school pupil yield by residential cluster

Residential Dwgs |1-bed |2-bed |2-bed |3-bed |4+-bed | Total
cluster flats houses | houses | houses | pupil
yield
North east 1,882 0 9 71 93 96 268
North west 300 0 1 11 15 15 43
East 660 0 3 25 33 34 94
West 500 0 2 19 25 25 71
North 100 0 0 4 5 5 14
Central 1,600 0 8 60 79 82 228
South 100 0 0 4 5 5 14
Hare Green 2,000 0 9 75 99 102 285
Garden Village
Horsley Cross 2,250 0 11 84 111 115 320
Garden Village

2.22 The secondary school pupil yields in Table 2.4 range from 14 pupils in the North
and South clusters to 320 pupils at the Horsley Cross Garden Village.

2.23 Table 2.5 then compares the child yield from the proposed development by
cluster with the available capacity at 2034/35.
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Table 2.5: Available secondary school capacity to support growth by
residential cluster

Residential Secondary | Available | Surplus/ RAG

cluster pupil yield | capacity shortfall rating
2034/35

North east 268 322 54

North west 43 110 67

East 94 1,227 1,133

West 71 493 422

North 14 322 308

Central 228 1,227 999

South 14 1,227 1,213

Hare Green 285 N/a N/a

Garden Village

Horsley Cross 320 N/a N/a

Garden Village

2.24 Table 2.5 shows that the schools serving every cluster collectively have
sufficient capacity to accommodate the pupil needs arising from the proposed levels
of growth. In the North East and North West clusters this spare capacity is low (54
and 67 places respectively) but is still considered sufficient to warrant a ‘Green’
rating.

2.25 For the Hare Green Garden Village, the high level of available capacity in the
Central cluster (1,000 places) should enable the 285 secondary school aged children
to attend schools in these areas.

2.26 For the Horsley Cross Garden Village, the yield created (320 pupils) is more
difficult to accommodate at the closest schools. These would include the North West
cluster (Manningtree High School) but capacity here is forecast to be insufficient. The
same applies to the North East cluster (Harwich and Dovercourt High School). The
alternative option may be new school provision that is required to serve the Tendring
Colchester Borders Garden Community. However, this would be dependent on the
new school having capacity and would require the phasing of the new developments
to align. For this reason the requirements in the Horsley Cross Garden Village have a
‘Red’ rating.
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Chapter 3
Transport

3.1 Essex County Council (ECC), as highways authority, in combination with its
retained consultants Jacobs, have provided inputs into the content of this section. In
September 2024 initial highway modelling work was undertaken by Jacobs to inform
the Local Plan evidence base. This included initial recommendations which were
provided to TDC in April 2025. Given the early stage of evidence gathering, the
reporting of these recommendations was not made public.

3.2 The newly presented site clusters for the Local Plan have since been supplied to
Jacobs to undertake new highway modelling. The outputs of this modelling were
made available in late-December 2025 and have informed this Reg 18 IDP. The
assessment has therefore been informed solely by the baseline conditions and
relevant high level findings from the initial modelling work provided to TDC in April
2025. It is important to be clear that this represents a high level position and should
be treated with caution. It will be necessary for the detailed modelling work to be
included as part of the full IDP to support the Reg 19 Local Plan.

Existing context

3.3 The modelling work undertaken by Jacobs assessed the capacity of the highway
network and identified the following locations where the levels of congestion in either
the morning or the afternoon peak would be either ‘substantial’ or ‘extreme’:

B East Colchester — Greenstead Roundabout, Colne Causeway and Clingoe Hill
B East Colchester — A12 J29/A120 (eastern)
B North Tendring — A133 Colchester Road roundabout

B North Tendring — Manningtree (A137/B1352 Long Road/Station Road/A137
Cox’s Hill junction)

3.4 Of these locations, the only ones that directly impact on a cluster are the issues
at the A133 Colchester Road roundabout and in Manningtree.

3.5 There have been some important updates relating to transport infrastructure that
are likely to impact on growth in Tendring district over the plan period. These are:

B Cancellation of A12 widening between Chelmsford (Junction 19) and Marks Tey
(Junction 25) was announced by the Department for Transport in July 2025.
Whilst the A12 does not directly serve Tendring district, the growth in Colchester
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and particularly at the Tendring Colchester Borders Garden Community
(TCBGC) was predicated on the A12 widening scheme. This is likely to impact
traffic flows around Colchester and, depending on the nature of the impacts on
the TCBGC, could have a knock-on effect on Tendring, particularly any growth
in the west of the district.

B Progress is being made on enhancements to principally support the growth of
the TCBGC. These principally comprise:

m  The construction of the A1331, a road linking the A120 and A133. This will
enable people to access the A120 and A12 more easily, reducing the need
to travel directly into Colchester and helping to manage congestion on local
roads. Phase 1 (providing three new roundabouts for access to the TCBGC)
has begun and is forecast to be complete in Spring 2026. Phase 2 will be
delivered as part of the TCBGC and will provide a connection from the
Phase 1 roundabouts to a new junction on the A120. Before any
development is permitted at the TCBGC a funding commitment for Phase 2
must be demonstrated.

m  The development of a rapid transit system requires highway enhancements
which, as of Autumn 2025, were on schedule. Once complete, this will
provide quicker alternatives to the car for journeys into Colchester city centre
from the TCBGC. Whilst there are no proposals to extend the rapid transit
system route further east into Tendring, it should help to reduce vehicular
movements on the A133 which will in turn help to mitigate the impacts of
existing planned growth on the A133 and locations along its route in
Tendring district.

Assessment

3.6 The initial assessment undertaken by Jacobs grouped areas for assessment and
then considered the implications of the spatial options in each area. These spatial
options included committed development along with potential residential
development of varying levels, employment sites and Garden Villages. In all cases,
the work by Jacobs identifies the need for detailed testing to inform the Regulation 19
stage of the Plan.

Horsley Cross Garden Village (residential and employment),
including Tendring Business and Innovation Hub (employment)

3.7 There are existing issues with the A120 corridor and its interaction with the A133
at Hare Green. Improvements to this junction and the A120 corridor are necessary.
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B The scale of development at Horsley Cross Garden Village increases the
potential deliverability of any required improvements.

3.8 The provision of a wide range of amenities within the Horsley Cross Garden
Village would be crucial to support internal trips and reduce reliance on external
travel.

B The scale of development at Hare Green Garden Village increases the potential
for a wide range of amenities which would help to maximise internal trips and
therefore minimise external trips.

3.9 The assessment considers a scale of residential growth (6,000 dwellings) that
would only be delivered over a period well beyond the end of the plan period.
However it notes that such a scale of development is not sustainable without
substantial assessment in public transport and active travel infrastructure. Without
relevant measures, the development would likely have a negative impact on the local
transport network.

3.10 Based on the scale of development being tested (2,250 dwellings and 47.21
hectares of employment land), the impact on the highway network would, subject to
appropriate mitigation, likely be acceptable. However, the significant improvements
required to support the growth beyond the plan period, which would likely be
necessary to make the Garden Village sustainable, does create uncertainty as to its
deliverability. RAG rating: amber .

Grovewood Business Park and Land at Crown Quarry
(Ardleigh) (employment only)

3.11 There is existing congestion on the A120, particularly between the A12 and the
TCBGC Link Road, which is forecast to worsen. Any development will exacerbate
this, so highway improvements are likely to be essential.

3.12 Junction improvements are needed at the Ardleigh level crossing to address
existing level of service issues and improve connectivity with the A137.

3.13 Based on the scale of development being tested (141.23 hectares of
employment land), the impact on the highway network would, subject to appropriate
mitigation, likely be acceptable. RAG rating:|gfeen.

LUC | 22



Tendring Regulation 18 Infrastructure Delivery Plan December 2025

Hare Green Garden Village (residential and employment); North
East of A133 (Ravens Green), South of Colchester Road
(Frating) and North of Harwich Road (Great Bromley)
(employment); Central cluster (residential)

3.14 There are issues along the A133 between Weeley and Frating, with this section
of road being at capacity and highly congested.

B The scale of development at the largest site in the Central cluster at Weeley
(900 dwellings) significantly increases the potential deliverability of any required
improvements.

B The same applies to development of the Hare Green Garden Village, although
this scale of growth may require a more significant solution.

3.15 The assessment considered a garden village option at Weeley (at the same
location as the 900-dwelling site in the Central cluster), establishing that it could offer
a more sustainable location for larger scale development than the Horsley Cross
Garden Village relatively close to the east. This was due to its better multi-modal
access and proximity to Weeley rail station.

3.16 Based on the scale of development being tested (1,595 dwellings in the Central
cluster, 2,000 dwellings at the Hare Green Garden Village and 111.46 ha of
employment land), the impact on the highway network would, subject to appropriate
mitigation, likely be acceptable. However, it would be fundamental that such
improvements were made and therefore the scale of growth being tested increases
the likelihood of this being delivered. That said, the highest scales of growth
necessary to make the Hare Green Garden Village sustainable does create some
uncertainty as to its deliverability. RAG rating: amber .

West cluster (residential only)

3.17 Whilst some capacity issues have been identified on the B1029 - the main route
into and out of Brightlingsea — the work undertaken by Jacobs did not identify this as
a significant issue.

3.18 Based on the scale of development being tested (300 dwellings), the impact on
the highway network is not considered to be a constraint to growth. RAG rating:
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North East cluster (residential and employment)

3.19 Most of the residential growth in this cluster (1,650 dwellings) is located very
close to the link between the B1414 and the B1352 (Mayes Lane) which has been
identified as having some congestion issues. However, the work undertaken by
Jacobs did not identify this as a significant issue.

3.20 Based on the scale of residential development being tested (1,882 dwellings),
the impact on the highway network is not considered to be a constraint to growth.

RAG rating: gfeen.

3.21 For the employment growth (North of A120), access would be onto the A120.
Whilst this would be on a section where constraints have been identified, it is unlikely
that the scale of growth would significantly worsen this.

3.22 Based on the scale of development being tested (5.33 hectares of employment
land), the impact on the highway network of the employment development (North of
A120) would likely be acceptable. RAG rating:|gféen.

North West cluster (residential and employment)

3.23 There are existing volume/capacity problems on the B1352, particularly the
section accessing Cox's Hill (A137) towards Manningtree Station. The transport
assessment notes that addressing this bottleneck is crucial, especially given the
prevalence of short-distance car trips.

B Only two of the sites in the cluster (120 dwellings) would easily support the need
to reduce short distance car trips due to its location and proximity to both
Manningtree town centre and Manningtree Railway Station. In particular the
largest site (100 dwellings) located in Bradfield would provide little alternative to
the private car.

3.24 Based on the scale of residential development being tested (300 dwellings), the
impact on the highway network of the residential development would likely require
mitigation. At the current time it is unclear what such mitigation would be. RAG
rating: amber .

3.25 The employment growth (3.80 hectares at Saltings Quarter) is less likely to have
a significant impact on the highway network, not least because the mix of uses
includes retail, leisure and services which may support residential development by
providing more scope to address the needs of residents than at present in
Manningtree.
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3.26 Based on the scale of employment development being tested (3.80 hectares),
the impact on the highway network of the employment development (Saltings
Quarter) would likely be acceptable. RAG rating:|gfeen!.

South cluster (residential only)

3.27 Minimal existing issues were identified on the network, however there is
significant congestion when trying to access Clacton.

3.28 The scales of growth being tested — which are the same in the transport
assessment and this Reg 18 IDP — were considered unlikely to generate the volume
of trips that would significantly affect the network.

3.29 Based on the scale of development being tested (100 dwellings), the impact on
the highway network would, subject to appropriate mitigation, likely be acceptable.

RAG rating:[gféen.

East (residential only)

3.30 The transport assessment notes that there is some congestion on the route
between Thorpe-le-Soken and Kirby Cross which would affect trips into and out of
Walton and Frinton. This could have some impact on the largest site (420 dwellings)
which is to the north of Kirby Cross. However, the scales of growth being tested —
which are similar in the transport assessment and this Reg 18 IDP — were considered
unlikely to generate the volume of trips that would significantly affect the network.

3.31 Based on the scale of development being tested (660 dwellings), the impact on
the highway network would, subject to appropriate mitigation, likely be acceptable.

RAG rating:|gféen.
North (residential only)

3.32 This residential cluster wasn’t specifically addressed in the transport
assessment. Based on the scale of development being tested (100 dwellings), the
impact on the highway network would, subject to appropriate mitigation, likely be
acceptable. RAG rating:|gfeen.

Summary

3.33 The summary of the transport assessment is shown in Table 3.1 below.
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Table 3.1: Summary of transport assessment

December 2025

Residential Dwellings | RAG Employment site RAG
cluster rating rating
North east 1,882 [iGreeR N North of A120 (Harwich)
North west 300 Amber Saltings Quarter

(Manningtree)
East 660 N/a N/a
West 500 N/a N/a
North 100 N/a N/a
Central 1,600 Amber N/a N/a
South 100 N/a N/a
Hare Green 2,000 Amber Hare Green Garden Amber
Garden Village Village, North east of

A133 (Ravens Green),

South of Colchester

Road (Frating) and

North of Harwich Road

(Great Bromley)
Horsley Cross 2,250 Amber Horsley Cross Garden Amber
Garden Village Village and Tendring

Business and Innovation

Hub
N/a N/a N/a Grovewood Business

Park and land at Crown

Quarry (Ardleigh)

3.34 Table 3.1 shows that no residential or employment clusters have a red RAG
rating . A number of residential clusters and employment sites have an amber RAG
rating and a broadly similar number have a green RAG rating.
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Chapter 4

Utilities

Electricity

December 2025

4.1 The electricity provider to Tendring district is UK Power Networks (UKPN).

Through engagement with UKPN, the potential infrastructure needs and

considerations raised were as shown in Table 4.1 (for the residential clusters) and
Table 4.2 (for the employment sites).

Table 4.1: Assessment of electricity needs of residential clusters

Residential | Dwellings | Requirement RAG rating

cluster

North east 1,882 Potential need for a new primary Amber
substation on site.

North west 300 May require extension of existing Amber
primary substation to accommodate the
connection

East 660 May require extension of existing Amber
primary substation to accommodate the
connection

West 500 May require extension of existing Amber
primary substation to accommodate the
connection

North 100 Given the small capacity requirement,
could possibly be achieved through a
local connection.

Central 1,600 Potential need for a new primary Amber
substation on site.

South 100 Given the small capacity requirement,
would likely be achieved through a local
connection.

Hare Green | 2,000 Potential need for a new primary Amber

Garden substation on site.

Village
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Residential | Dwellings | Requirement RAG rating
cluster
Horsley 2,250 Potential need for a new primary Amber
Cross substation on site.

Garden
Village

4.2 Table 4.1 shows that a number of residential clusters would potentially each
create a need for a new primary substation. These would be located on one of the
sites in the cluster, in most cases on the largest site in order to serve the demand
arising from the dwellings proposed there. These needs were assessed by UKPN to
merit an amber RAG rating.

4.3 Only the clusters with the smallest amount of growth (North and South clusters)
were given a green RAG rating, with the small capacity requirement capable of being
achieved through a local connection.

Table 4.2: Assessment of electricity needs of employment sites

Employment site Hectares | Requirement
Horsley Cross 32.50 Will require a new grid substation
Garden Village
Tendring Business | 14.71 Potential need for a new primary
and Innovation Hub, substation on site
Horsley Cross
Grovewood 73.85 Potential need for a new primary
Business Park, substation on site
Ardleigh
Land at Crown 67.38 May require extension of existing Amber
Quarry, Ardleigh substation capacity to accommodate
the connection
Hare Green Garden | 57.73 Potential need for a new primary Amber
Village substation on site.
North east of A133, | 24.45 May require extension of existing Amber
Ravens Green substation capacity to accommodate
the connection
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Employment site Hectares | Requirement RAG
rating

South of Colchester | 23.40 May require extension of existing Amber
Road, Frating substation capacity to accommodate

the connection
Land north of 5.88 May require extension of existing Amber
Harwich Road, substation capacity to accommodate
Great Bromley the connection
Saltings Quarter, 3.80 Potential need for a new primary
Manningtree substation on site
Land north of A120, | 5.33 Based on there being a mix of
Harwich employment uses this would

generate a small capacity
requirement, so would likely be
achieved through a local
connection.

4.4 Table 4.2 shows that the Horsley Cross Garden Village would require a new grid
substation.

4.5 A further three employment sites (The Tendring Business and Innovation Hub in
Horsley Cross, Grovewood Business Park in Ardleigh and Saltings Quarter in
Manningtree) are likely to require a new primary substation on site and have been
assigned a red RAG rating. The Hare Green Garden Village would also require a
new primary substation but this has only been assessed as amber in the RAG rating.

4.6 Of the remaining sites, most would require an extension of the existing substation
to accommodate the connection which was assigned an amber RAG rating. Only the
land north of the A120 in Harwich, assuming a mix of employment uses, could have
its requirements met through a local connection, therefore it received a green RAG
rating.

Waste water

4.7 The provider of waste water services in Tendring District is Anglian Water.
Through engagement with Anglian Water, the potential infrastructure needs and
considerations raised were as shown in Table 4.3 (for the residential clusters) and
Table 4.4 (for the employment sites). This engagement was supported through
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review of the findings of the draft Tendring Water Cycle Study, prepared for Tendring
District Council in November 2025.

Table 4.3: Assessment of waste water needs of residential clusters

Residential Dwellings | Requirement RAG
cluster rating
North east 1,882 Harwich and Dovercourt WRC has

capacity to accommodate this level of

growth
North west 300 There is currently no capacity available at

Manningtree WRC to accommodate
future growth. The Manningtree WRC site
is constrained as it is bounded by railway
lines on all boundaries. More detailed
assessment would be required to
understand the impact this may have on
what level of growth is achievable.

East 660 Walton-on-the-Naze WRC has capacity
to accommodate this level of growth
West 500 Thorrington and Brightlingsea WRCs
have capacity to accommodate this level
of growth

North 100 Harwich and Dovercourt WRC has
capacity to accommodate this level of
growth

Central 1,600 Thorrington WRC has capacity to Amber
accommodate the level of growth
proposed in the settlements within the
cluster that it serves (Tendring, Thorpe-
le-Soken, Weeley, Weeley Heath and
Little Clacton totalling 1,370 dwellings).

The sites in Great Bentley (225
dwellings) fall within the Clacton-Holland
Haven WRC catchment. This WRC has
been identified for an increase in capacity
which will accommodate this level of
growth. This investment is in the AMP8
period (2025-2030), therefore
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Residential Dwellings | Requirement RAG
cluster rating

development would not be able to come
forward until the work was complete.

South 100 St Osyth WRC has capacity to
accommodate this level of growth

Hare Green 2,000 Within the Great Bromley WRC

Garden Village catchment. This level of growth would

exceed the limited capacity of the WRC,
and may require a new WRC or
significant upgrade to the existing Great

Bromley WRC.
Horsley Cross 2,250 There are no existing WRC catchments
Garden Village in this area. The closest large WRC

catchment would be Manningtree which
currently has no spare capacity and is on
a physically constrained site.

The only feasible option is likely to be a
new WRC which would be dependent on
whether there is a suitable receiving
watercourse for the discharge of treated
wastewater.

N.B. WRC stands for Water Recycling Centre

4.8 Table 4.3 shows that both of the garden villages are likely to require new WRC'’s
to support their development. In the case of Horsley Cross Garden Village this would
be dependent on there being a suitable receiving watercourse for the discharge of
treated wastewater. Both garden villages have therefore received a red RAG rating.
The same RAG rating has also been assigned by Anglian Water to the North West
cluster. This is because the Manningtree WRC is at capacity and is physically
constrained from growing on the current site, therefore a new WRC is likely to be
required. The comparatively low scale of growth assessed may make such provision
challenging to justify.

4.9 Of the remaining sites, only the Central cluster has received an amber RAG
rating. This relates to a small proportion of the growth in Great Bentley (225
dwellings) which could not come forward until the capacity of the Clacton-Holland
Haven WRC is expanded although this has been included as an investment in the
20025-2030 AMP (Asset Management Period).
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December 2025

4.10 The WRCs serving all other clusters have sufficient capacity to accommodate
the levels of growth tested.

Table 4.4: Assessment of waste water needs of employment sites

Employment site

Hectares

RAG
rating

Requirement

Horsley Cross
Garden Village

32.50

There are no existing WRC
catchments in this area. The closest
large WRC catchment would be
Manningtree which currently has no
spare capacity and is on a physically
constrained site.

The only feasible option is likely to be
a new WRC which would be
dependent on whether there is a
suitable receiving watercourse for the
discharge of treated wastewater.

Tendring Business
and Innovation Hub,
Horsley Cross

14.71

There are no existing WRC
catchments in this area. The closest
large WRC catchment would be
Manningtree which currently has no
spare capacity and is on a physically
constrained site.

The only feasible option is likely to be
a new WRC which would be
dependent on whether there is a
suitable receiving watercourse for the
discharge of treated wastewater.

Grovewood
Business Park,
Ardleigh

73.85

The closest WRC network is Great
Bromley WRC which has limited
capacity to accommodate growth.
This location is adjacent to an area of
the catchment (Ardleigh Mill Lane)
which is served by vacuum sewers
which can pose a significant
constraint to future growth.

Land at Crown
Quarry, Ardleigh

67.38

There is no WRC in this area. It may
be appropriate for the developer to
provide their own wastewater
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Employment site Hectares | Requirement RAG
rating

treatment facility on site but this will
depend on the type of employment,
the types of flows being generated

and the distance from the drainage

network.
Hare Green Garden | 57.73 Within the Great Bromley WRC
Village catchment. This level of growth would

exceed the limited capacity of the
WRC, and may require a new WRC
or significant upgrade to the existing
Great Bromley WRC.

North east of A133, | 24.45 There is no WRC in this area. It may
Ravens Green be appropriate for the developer to
provide their own wastewater
treatment facility on site but this will
depend on the type of employment,
the types of flows being generated
and the distance from the drainage

network.
South of Colchester | 23.40 The site is to the east of Frating Amber
Road, Frating Green and the sewer catchment for

Great Bromley WRC, which has been
identified as having limited capacity to
accommodate growth. Depending on
the mix of employment uses, there
may be sufficient capacity available.

Given that the site would effectively
form part of the Hare Green Garden
Village, its needs could be
accommodated through the same
solution if both came forward.

Land north of 5.88 There is no WRC in this area. It may
Harwich Road, be appropriate for the developer to
Great Bromley provide their own wastewater

treatment facility on site but this will
depend on the type of employment,
the types of flows being generated
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Employment site Hectares | Requirement RAG
rating
and the distance from the drainage
network.
Saltings Quarter, 3.80 There is currently no capacity
Manningtree available at Manningtree WRC to

accommodate future growth. The
Manningtree WRC site is constrained
as it is bounded by railway lines on all
boundaries. More detailed
assessment would be required to
understand the impact this may have
on what level of growth is achievable.

Land north of A120, | 5.33 Harwich and Dovercourt WRC has
Harwich capacity to accommodate this level of
growth

4.11 Table 4.4 shows that a number of employment sites are either not currently
served by a WRC or there is no capacity at the WRC it is served by and there is no
obvious solution for expanding WRC capacity at that location. Anglian Water has
reported that delivering new water recycling centres is a very rare occurrence, so
further investigation into potential solutions may be required to evaluate the most
beneficial solution. Any solution will have to meet the requirements of the
Environment Agency, which regulates treated wastewater discharges to the
environment. Some sites and employment uses may lend themselves to the
developer delivering their own wastewater treatment facility on site but this will
depend on the type of employment, the types of flows being generated and the
distance from the drainage network.

Drinking water

4.12 The provider of drinking water services in Tendring District is Affinity Water.
Through engagement with Affinity Water, the potential infrastructure needs and
considerations raised were as shown in Table 4.5 (for the residential clusters) and
Table 4.6 (for the employment sites). This engagement was supported through
review of the findings of the draft Tendring Water Cycle Study, prepared for Tendring
District Council in November 2025.
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Table 4.5: Assessment of drinking water needs of residential clusters

December 2025

Residential Dwellings | Requirement RAG
cluster rating
North east 1,882 Potentially need for local network Amber
upgrades or booster pumping station (NB)
North west 300 Potentially need for local network Amber
upgrades or booster pumping station (NB)
East 660 Potentially need for local network Amber
upgrades or booster pumping station (NB)
West 500 Potentially need for local network Amber
upgrades or booster pumping station (NB)
North 100 Potentially need for local network Amber
upgrades or booster pumping station (NB)
Central 1,600 Potentially need for local network Amber
upgrades or booster pumping station (NB)
South 100 Potentially need for local network Amber
upgrades or booster pumping station (NB)
Hare Green 2,000 Potentially need for local network Amber
Garden Village upgrades or booster pumping station (NB)
Horsley Cross 2,250 Potentially need for local network Amber
Garden Village upgrades or booster pumping station (NB)

NB. The amber RAG rating given by Affinity Water is based on the uncertainty over
the timing of development coming forward. However, if it is assumed that large
majority of development in a cluster, if allocated, does not come forward within the
next 2-3 years, then the RAG rating changes to green.

4.13 Table 4.5 shows that none of the residential clusters would require major
upgrades to the strategic drinking water infrastructure that serves them. All clusters
may require local network upgrades or booster pumping stations but this is not
considered to represent a significant requirement. Whether such improvements were
required or not would only be determined when a planning application was submitted.
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Table 4.6: Assessment of drinking water needs of employment sites

December 2025

Employment site Hectares | Requirement RAG
rating
Horsley Cross 32.50 Potentially need for local network Amber
Garden Village upgrades or booster pumping station | (NB)
Tendring Business | 14.71 Potentially need for local network Amber
and Innovation Hub, upgrades or booster pumping station | (NB)
Horsley Cross
Grovewood 73.85 Potentially need for local network Amber
Business Park, upgrades or booster pumping station | (NB)
Ardleigh
Land at Crown 67.38 Potentially need for local network Amber
Quarry, Ardleigh upgrades or booster pumping station | (NB)
Hare Green Garden | 57.73 Potentially need for local network Amber
Village upgrades or booster pumping station | (NB)
North east of A133, | 24.45 Potentially need for local network Amber
Ravens Green upgrades or booster pumping station | (NB)
South of Colchester | 23.40 Potentially need for local network Amber
Road, Frating upgrades or booster pumping station | (NB)
Land north of 5.88 Potentially need for local network Amber
Harwich Road, upgrades or booster pumping station | (NB)
Great Bromley
Saltings Quarter, 3.80 Potentially need for local network Amber
Manningtree upgrades or booster pumping station | (NB)
Land north of A120, | 5.33 Potentially need for local network Amber
Harwich upgrades or booster pumping station | (NB)

NB. The amber RAG rating given by Affinity Water is based on the uncertainty over
the type of demand for water. However, if it is assumed that none of these sites if
allocated would accommodate uses requiring exceptionally high levels of water

consumption, e.g. data centres, then the RAG rating changes to green.

4.14 Table 4.6 shows that none of the employment sites would require major
upgrades to the strategic drinking water infrastructure that serves them. All clusters
may require local network upgrades or booster pumping stations but this is not
considered to represent a significant requirement. Whether such improvements were
required or not would only be determined when a planning application was submitted.
Affinity Water has stated that there are a range of other factors other than type and
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quantum of use that need to be considered in order to identify any specific
infrastructure requirements.
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Chapter 5

Summary

5.1 The summary of the residential clusters infrastructure assessment is shown in
Table 5.1.

Table 5.1: Summary of infrastructure assessment for residential clusters

Residential Primary Secondary | Transport | Electricity | Waste Drinking
cluster education | education water
North east Amber Amber (NB)
North west Amber (NB)
East Amber (NB)
West Amber (NB)
North Amber (NB)
South Amber (NB)
Hare Green

Garden Village Amber (NB)

Horsley Cross

Garden Village Amber (NB)

NB. RAG assessment could be green if the large majority of development is not
brought forward in the very short term (0-3 years), e.g. if site-specific localised
upgrades are required and it is the duty of the infrastructure provider to complete
them (such as electricity and waste water), then this is likely to need time in order to
be reflected in any formal list of investment projects.

5.2 The summary of the employment sites infrastructure assessment is shown in
Table 5.2.
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December 2025

Table 5.2: Summary of infrastructure assessment for employment sites

Employment site

Transport

Electricity | Waste

Horsley Cross
Garden Village

Amber

Tendring Business
and Innovation
Hub, Horsley Cross

Amber

Grovewood
Business Park,
Ardleigh

Land at Crown
Quarry, Ardleigh

Hare Green
Garden Village

Drinking

water

Great Bromley

Saltings Quarter,
Manningtree

Land north of A120,
Harwich

North east of A133, | Amber Amber Amber
Ravens Green (NB)
South of Colchester | Amber Amber Amber Amber
Road, Frating (NB)
Land north of Amber Amber Amber
Harwich Road, (NB)

NB. RAG assessment could be green if employment use does not require large
amounts of drinking water to function.

5.3 This represents a high level assessment of the potential infrastructure needs
relating to a limited number of infrastructure types. There are a number of caveats to

note:

B [In the case of the education needs, whilst there has been engagement with
ECC as education authority, it has not provided inputs other than those in the
public domain. As such, the outputs presented in this study do not reflect ECC’s
own assessment of education needs.
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B The transport assessment reflects the draft outputs from an assessment
undertaken by Jacobs, consultants to ECC’s highways team, prior to the
identification of the residential clusters and employment sites in this Reg 18
IDP. As such, it reflects the identification of existing issues with the transport
network which would need addressing to support growth. As such, the outputs
presented in this study do not reflect ECC’s own assessment of transport needs
for the growth being tested.

B The outputs from the utilities companies provide a high level assessment. All
the providers have stated that they would need more detail, akin to that in a
planning application, in order to identify precise infrastructure needs. However,
they have been able to signpost high level issues which has enabled the RAG
assessment to be presented.

5.4 The purpose of this study is to inform the understanding of infrastructure needs to
support growth as the Tendring Local Plan Preferred Options are developed. The
Regulation 19 Plan will be supported by a comprehensive Infrastructure Delivery
Plan which will be informed by further engagement with a full range of infrastructure
providers, including those engaged in this study.
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