
 

 

 

Cllr Daniel Cowan  
Leader, Southend-on-Sea City Council  
Civic Centre, Victoria Avenue  
Southend-on-Sea 
SS2 6ER  
 
 

Rt Hon Matthew Pennycook MP 
Minister of State for Housing and Planning 
2 Marsham Street 
London  
SW1P 4DF 
 

 

23 October 2026 
 
 
Dear Cllr Cowan, 
 
Thank you for providing me with the draft Regulation 19 Southend-on-Sea Local Plan (‘the Plan’) 
and the associated evidence base documents, which I have now had the opportunity to consider 
carefully.  
 
Your letter of 18 September rightly recognises the importance of securing an up-to-date local plan 
and sets out in detail the efforts being made to reach an internal consensus within the Council. I 
warmly welcome the constructive engagement that has clearly taken place between political 
groupings and independent members, and I commend you for the leadership you have shown in 
seeking to build support across them.  
 
However, your letter is also candid about the fact that such consensus can only be achieved 
through the removal of the BG1 allocation from the emerging plan. Having considered the draft 
Plan and the supporting evidence that you provided, I'm afraid I am not convinced that there is a 
planning or evidential basis for reducing the housing requirement in the draft Plan and in particular 
removing site BG1. Doing so could also risk the Plan being found unsound at examination. 
 
I therefore consider that the most appropriate course of action is for the Plan as currently drafted 
to proceed to Regulation 19 consultation and submission to examination, subject to consideration 
of representations. Examination remains the appropriate forum for testing individual site 
allocations and the supporting evidence base in a transparent and impartial manner. 
 
In light of the above, I have once again considered the options available to me under the 2004 
Act, including exercising the Secretary of State’s powers of intervention.  
 
Section 27 of the 2004 Act provides the Secretary of State with broad default intervention powers 
where they believe a local planning authority is failing or omitting to do anything it is necessary 
for them to do in connection with the preparation, revision or adoption of its Local Plan. 
 
I consider the continuous delay to the publishing of a Regulation 19 Local Plan and proposals to 
remove sites that would lower the proposed housing requirement and could increase the risk of 
the emerging plan being found unsound to be clear evidence of a failure to do something 
necessary in connection with the preparation of the Plan. I therefore judge that this meets the 
statutory test for intervention. 



2 

 
I have already considered the criteria laid out in the Planning Practice Guidance (PPG), which 
states that intervention under s.27 of the 2004 Act “should have regard to plan progress and local 
development needs. These are outlined as follows: 
 

• Plan Progress: The last Southend-on-Sea Local Plan was adopted in December 2007. 
The existing Local Plan is 19 years old meaning the policies it contains are likely to be 
significantly out of date. Progressing a plan that is unlikely to be found sound at this stage 
risks long delays until an up-to-date adopted plan is in place, with work having to restart in 
the new planning system. The continued absence of an up-to-date local plan leaves the 
Council vulnerable to piecemeal and speculative development, with reduced public 
engagement and fewer guarantees that it will make the most of the area’s potential. 
 

• Development needs: The Council has consistently delivered below the target set by the 
standard method. The Council has scored 37% in 2023, 28% in 2024 and 20% in 2025 on 
the Housing Delivery Test (HDT). This means that the Council has been continuously 
placed in presumption. The Council is currently unable to demonstrate a five-year housing 
land supply, with the most recently published figure standing at 1.3 years. Delivery of 
affordable housing in the area remains well below need. All of this is unlikely to improve 
without the adoption of an up-to-date local plan. 

 
Taking the above into account, I consider that the intervention criteria are met, and that 
intervention is justified. In doing so, I draw your attention to my decision of 23 October to allow 
Plans which have concluded their final Regulation 19 consultations by 31 December 2026 a three-
month extension to the deadline for submission. 
 
Pursuant to the powers in s.27 of the 2004 Act I am directing the Council as follows: 
 

1. Prepare the emerging Plan provided to the Department on 18 September 2026 for 
publication, and hold a Regulation 19 consultation on the draft Plan and associated 
evidence that begins by no later than 6 November 2026, lasts a minimum period of 6 
weeks and closes no later than 31 December 2026; 
 

2. Submit the emerging Plan consulted on under the above direction by no later than 31 
March 2027, with any proposed minor modifications necessary after full 
consideration of representations received at consultation. Should proposed 
modifications be more significant this should be set out to the Secretary of State, to 
consider whether further action is necessary; 
 

3. Not to take any step to withdraw the Plan and report monthly (from the date of this 
letter) to my officials on the progress of the Plan; 

 
4. Progress the Plan up to the end of the examination process; 

 
Pursuant to s.27(8) of the 2004 Act, the Secretary of State has issued directions under s.27 in 
order to ensure that the Plan is afforded the best possible opportunity to be adopted under the 
legacy plan-making system. The intention is to ensure that local communities can comment on 
the draft Plan and to enable the Inspector to determine whether the Plan is legally compliant and 
sound.   
 
Local planning authorities are required to publish and maintain a Local Development Scheme 
(LDS), as set out in s.15(1) of the 2004 Act and s.15(4) of the 2004 Act provides that the Secretary 
of State may direct changes to a local development scheme where they considers amendments 
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necessary to ensure that the authority’s development plan documents fully and effectively cover 
the whole area. 
 
To ensure full and effective coverage, avoid delays to plan-making and allow for submission of the 
Local Plan for examination before the December 2026 deadline as per s.15(4) of the 2004 Act, I 
am directing the Council to:  
 

5. Publish on your website a revised Local Development Scheme by 6 November 2026 
to reflect directions set out above. For avoidance of doubt this should include the 
following milestones: 
 

• Regulation 19 consultation to commence by no later than 6 November 2026. 

• Submission of the Plan for examination by no later than 31 March 2027. 
 
The above directions will remain in force until withdrawn by the Secretary of State. Should you 
fail to comply with the directions in this letter, I will consider taking further action.  
 
Notwithstanding this direction I would like to give you an opportunity to set out by 6 November 
2026 any exceptional circumstances which in your view suggest that intervention is not 
appropriate in this case. To be clear, this neither alters nor removes the direction set out in this 
letter. 
 
My officials will maintain ongoing engagement with your officers and will be in touch shortly to 
discuss next steps.  
 

Best wishes, 

 
RT HON MATTHEW PENNYCOOK MP 

Minister of State for Housing and Planning 


