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Non-technical summary 
 

Summary of the SEA process 

The objective of the Strategic Environmental Assessment (SEA) Directive is to “provide 

for a high level of protection of the environment and to contribute to the integration of 

environmental considerations into the preparation and adoption of plans and 

programmes with a view to promoting sustainable development”. 

SEA involves a number of stages, which are carried out alongside plan preparation.  

The first stage is scoping, which involves understanding the baseline of the plan area.  

Natural England, Historic England and the Environment Agency were invited to 

comment on the scope.   

SEA involves an appraisal of alternatives, to compare the sustainability effects of 

different options.  This helps to refine sites/ policies and helps to demonstrate that the 

plan contributes to the achievement of sustainable development. 

This report summarises the SEA of the Tiptree Neighbourhood Plan Regulation 14 

Draft.  It will be updated and amended as part of the next stage of the plan preparation 

process.  

Plan Objectives 

The plan objectives are set out below. 

SPATIAL STRATEGY  

Objective 1: To deliver development in keeping with the village feel and identity of 

Tiptree.  

Objective 2: To value and protect our heritage  

Objective 3: To promote sensitive development that protects and enriches the 

landscape and the existing settlement whilst meeting the ongoing needs of the 

community.  

Objective 4: To seek on-going improvements to transport, to utility infrastructure and to 

digital connectivity.  

Objective 5: To prioritise local distinctiveness in every element of change and growth.  

Objective 6: To define clearly a revised settlement boundary for Tiptree.  

HOMES AND HOUSING  
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Objective 7: Delivery of a housing growth strategy tailored to the needs and context of 

Tiptree.  

Objective 8: To identify and allocate sites to support the construction and delivery of 600 

homes by 2033.  

Objective 9: To include variety and choice to meet existing and future needs in terms of 

housing type and tenure.  

Objective 10: To promote developments with sufficient off-road parking, front gardens 

and varied housing densities and styles as befits Tiptree’s rural community.  

Objective 11: To integrate green ‘corridors’ for foot and cycle paths, recreation and 

wildlife into new developments.  

Objective 12: To favour new developments to the north and west of the village on sites 

that allow access to main routes with minimal impact on the village centre.  

TRAFFIC AND MOVEMENT  

Objective 13: To provide access routes to new estates that avoids congestion.  

Objective 14: To avoid increased congestion on existing roads and junctions in and 

around Tiptree by steering development to the north and west edge of the village.  

Objective 15: To promote steady and safe traffic flow through the village centre in order 

to help maintain a viable shopping centre.  

Objective 16: To promote the provision of cycleways and footpaths from new 

developments to existing village amenities including the village centre.  

Objective 17: To improve access to Kelvedon and Witham railway stations and the A12 

north and south.  

Objective 18: In the long term to relieve traffic on Church Road.  

VILLAGE CENTRE  

Objective 19: To maintain and improve a safe, welcoming and attractive village centre.  

Objective 20: Sustaining and improving the local facilities for existing and new residents.  

Objective 21: To promote the provision of sufficient essential services and shops as 

close to the village centre as possible to service the community.  

Objective 22: To facilitate the relocation of other trades that choose to move away from 

the centre to make way for village centre amenities.  

Objective 23: To promote sufficient public car parking spaces in the village centre.  
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Objective 24: To improve pedestrian and mobility vehicle accessibility and safety for all 

users.  

COMMERCIAL ACTIVITY  

Objective 25: To strengthen and support local economic activity and local economic 

areas.  

Objective 26: To encourage small businesses and local employment.  

Objective 27: To promote accessible business park(s) for new and existing businesses.  

COUNTRYSIDE AND GREEN SPACES  

Objective 28: To protect existing greenspace, the landscape character and support 

nature conservation.  

Objective 29: To protect local wildlife sites and other locally valued habitats.  

Objective 30: To deliver additional green space with public access as part of new 

developments in Tiptree and space to roam in beautiful surroundings.  

Objective 31: To establish a country park for Tiptree.  

Main options considered 

A limited number of alternative options have been considered, as the plan’s objectives 

and policies promote sustainable development.  Policies seek to address sustainability 

issues in Tiptree and as such many of the draft policies do not have reasonable 

alternatives.  Neighbourhood plans do not need to include policies on every issue; 

Qualifying Bodies can include policies relevant to their area.  As such, with the 

exception of housing sites, of which there are numerous alternatives, there are no 

alternatives to the draft policies. 

Summary of the likely significant effects of the plan 

Positive effects have been identified for all of the neighbourhood plan SEA objectives, 
demonstrating that the neighbourhood plan includes policies that cover a range of 
sustainability issues of relevance to the community, and will contribute towards the 
achievement of sustainable development. 
 
The neighbourhood plan will deliver well designed homes to meet Tiptree’s housing 
need of 600 dwellings in the plan period.  Allocations are proposed to deliver 625 
dwellings and policies require good quality design that respects the identity of Tiptree, 
including its heritage.  Policies require a range of tenures, which will address the 
housing needs of the village.  The Housing Needs Survey identifies a need for 2 
bedroom dwellings.  



 

6 

The proposed allocations are located within the north of Tiptree and one of the reasons 
for selecting these sites is because they will avoid an increase in traffic through the 
village.  Reducing congestion in Tiptree is one of the objectives of the neighbourhood 
plan.  Policies in the plan will help to ensure the delivery of sustainable transport 
infrastructure, making sustainable transport a realistic option for existing and future 
residents. 
 
Land is allocated for a new local employment area, which will strengthen and support 
local economic activity. 
 
The proposed allocations avoid the loss of open space, local wildlife sites and areas of 
high landscape value.  Policies will lead to new areas of open space to support new 
housing.   
 
No negative effects have been identified.  This is not uncommon for neighbourhood 
plans.  Neighbourhood plans, unlike Local Plans, do not have to include policies on 
every topic. Furthermore, the SEA objectives have been established from Tiptree’s 
baseline and using the sustainability issues facing Tiptree.  It therefore follows that the 
neighbourhood plan policies and SEA objectives are compatible. 
 
The appraisal of plan policies has recommended that a criteria requiring biodiversity net 
gain is added to policies TIP13 (Tower End) and TIP14 (Highlands Nursery and Elms 
Farm).  The appraisal has also recommended that a sentence is added to the 
supporting text to policy TIP17 (Essex Coast RAMS) referring to the importance of on-
site mitigation measures. 
 
Changes to the Plan resulting from the SEA 

The SEA process has provided confidence that the Tiptree Neighbourhood Plan will 

contribute to the achievement of sustainable development.  Some suggested 

modifications have been made and these will be considered by the plan authors. 

How to comment on the SEA Report 

This SEA Report will be published for consultation alongside the Tiptree Neighbourhood 

Plan Regulation 14 draft.     

Methodology  
 

Approach adopted in the SEA  

The objective of the Strategic Environmental Assessment (SEA) Directive is to “provide 

for a high level of protection of the environment and to contribute to the integration of 
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environmental considerations into the preparation and adoption of plans and 

programmes with a view to promoting sustainable development”. 

The SEA Directive requires an environmental assessment of certain plans and 

programmes.  The environmental assessment must include the likely significant effects 

on the environment of implementing the plan and reasonable alternatives taking into 

account the objectives and geographical scope of the plan. 

An SEA need not be done in any more detail, or using any more resources, than is 

useful for its purpose.   The SEA Directive requires consideration of the significant 

environmental effects of the plan and of reasonable alternatives that take into account 

the objectives and the geographical scope of the plan.  Article 5 of the Directive lists 

factors to be considered in deciding what information to include in the environmental 

report: 

 Information that may reasonably be required taking into account current 

knowledge and methods of assessment; 

 The contents and level of detail of the plan; 

 The objectives and geographical scope of the plan; 

 The stage reached in the decision making process; and 

 The extent to which it would be more appropriate to assess certain matters 

elsewhere in the decision making process. 

Who was consulted and when  

When deciding on the scope and level of detail of the information to be included in the 

environmental report the authorities with environmental responsibility must be 

consulted.  These authorities, or consultation bodies, are Natural England, the 

Environment Agency and Historic England.   

These consultation bodies were consulted on the scoping report for a 5 week period. 

Historic England responded to the scoping consultation.  Their response is set out 

below: 

Thank you for your email requesting a scoping opinion for the Tiptree Scoping Report.  

As the Government’s advisor on the historic environment Historic England is keen to 

ensure that the protection of the historic environment is fully taken into account at all 

stages and levels of the local and neighbourhood planning process.  Therefore we 

welcome this opportunity to review and comment on his scoping report. 

We would refer you to the guidance in Historic England Advice Note 8: Sustainability 

Appraisal and Strategic Environmental Assessment, which can be found 

here:  <https://historicengland.org.uk/images-books/publications/sustainability-appraisal-

and-strategic-environmental-assessment-advice-note-8/>. This advice sets out the 
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historic environment factors which need to be considered during the Strategic 

Environmental Assessment or Sustainability Appraisal process, and our 

recommendations for information you may need to include. 

Natural England did not provide comments, but sent an advice note: Neighbourhood 

planning and the natural environment: information, issues and opportunities.  The 

Environment Agency did not respond to the scoping consultation. 

Difficulties encountered in compiling information or carrying out the assessment  

Regard has been had to Article 5 of the Directive, which lists the following factors to be 

considered in deciding what information to include in the environmental report: 

 Information that may reasonably be required taking into account current 

knowledge and methods of assessment; 

 The contents and level of detail of the plan; 

 The objectives and geographical scope of the plan; 

 The stage reached in the decision making process; and 

 The extent to which it would be more appropriate to assess certain matters 

elsewhere in the decision making process. 

It has been difficult to consider alternatives as the neighbourhood plan promotes the 

achievement of sustainable development and includes policies with the objective of 

addressing sustainability issues in Tiptree.  Neighbourhood plans do not need to include 

policies on every issue; Qualifying Bodies can include policies relevant to their area.  As 

such, with the exception of housing sites, of which there are numerous alternatives, 

there are no alternatives to the draft policies. 

It has been difficult to identify significant differences between the alternative housing 

sites.  Tiptree is a village and all housing sites on the edge of the village have 

similarities, for example access to the village centre.  There are several local wildlife 

sites in the neighbourhood plan area and all proposed housing sites have the potential 

to increase recreational disturbance to local wildlife sites, particularly those sites 

adjacent to local wildlife sites.   

Background  

Purpose of the SEA  

The purpose of the Strategic Environmental Assessment (SEA) Directive is to “provide 

for a high level of protection of the environment and to contribute to the integration of 

environmental considerations into the preparation and adoption of plans and 

programmes with a view to promoting sustainable development”. 

Objectives of the plan  

The plan objectives are set out below. 
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SPATIAL STRATEGY  

Objective 1: To deliver development in keeping with the village feel and identity of 

Tiptree.  

Objective 2: To value and protect our heritage  

Objective 3: To promote sensitive development that protects and enriches the 

landscape and the existing settlement whilst meeting the ongoing needs of the 

community.  

Objective 4: To seek on-going improvements to transport, to utility infrastructure and to 

digital connectivity.  

Objective 5: To prioritise local distinctiveness in every element of change and growth.  

Objective 6: To define clearly a revised settlement boundary for Tiptree.  

HOMES AND HOUSING  

Objective 7: Delivery of a housing growth strategy tailored to the needs and context of 

Tiptree.  

Objective 8: To identify and allocate sites to support the construction and delivery of 600 

homes by 2033.  

Objective 9: To include variety and choice to meet existing and future needs in terms of 

housing type and tenure.  

Objective 10: To promote developments with sufficient off-road parking, front gardens 

and varied housing densities and styles as befits Tiptree’s rural community.  

Objective 11: To integrate green ‘corridors’ for foot and cycle paths, recreation and 

wildlife into new developments.  

Objective 12: To favour new developments to the north and west of the village on sites 

that allow access to main routes with minimal impact on the village centre.  

TRAFFIC AND MOVEMENT  

Objective 13: To provide access routes to new estates that avoids congestion.  

Objective 14: To avoid increased congestion on existing roads and junctions in and 

around Tiptree by steering development to the north and west edge of the village.  

Objective 15: To promote steady and safe traffic flow through the village centre in order 

to help maintain a viable shopping centre.  
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Objective 16: To promote the provision of cycleways and footpaths from new 

developments to existing village amenities including the village centre.  

Objective 17: To improve access to Kelvedon and Witham railway stations and the A12 

north and south.  

Objective 18: In the long term to relieve traffic on Church Road.  

VILLAGE CENTRE  

Objective 19: To maintain and improve a safe, welcoming and attractive village centre.  

Objective 20: Sustaining and improving the local facilities for existing and new residents.  

Objective 21: To promote the provision of sufficient essential services and shops as 

close to the village centre as possible to service the community.  

Objective 22: To facilitate the relocation of other trades that choose to move away from 

the centre to make way for village centre amenities.  

Objective 23: To promote sufficient public car parking spaces in the village centre.  

Objective 24: To improve pedestrian and mobility vehicle accessibility and safety for all 

users.  

COMMERCIAL ACTIVITY  

Objective 25: To strengthen and support local economic activity and local economic 

areas.  

Objective 26: To encourage small businesses and local employment.  

Objective 27: To promote accessible business park(s) for new and existing businesses.  

COUNTRYSIDE AND GREEN SPACES  

Objective 28: To protect existing greenspace, the landscape character and support 

nature conservation.  

Objective 29: To protect local wildlife sites and other locally valued habitats.  

Objective 30: To deliver additional green space with public access as part of new 

developments in Tiptree and space to roam in beautiful surroundings.  

Objective 31: To establish a country park for Tiptree.  

The plan objectives and SEA objectives are compatible, they were tested against each 

other and the results are set out in the table below.   
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 SEA 1 SEA 2 SEA 3 SEA 4 SEA 5 SEA 6 

Obj.1 + + + + + + 

Obj.2 + + + + + + 

Obj.3 + + + + + + 

Obj.4 + + + + + + 

Obj.5 + + + + + + 

Obj.6 + + + + + + 

Obj.7 + + + + + + 

Obj.8 + + + + + + 

Obj.9 + + + + + + 

Obj.10 + + + + + + 

Obj.11 + + + + + + 

Obj.12 + + + + + + 

Obj.13 + + + + + + 

Obj.14 + + + + + + 

Obj.15 + + + + + + 

Obj.16 + + + + + + 

Obj.17 + + + + + + 

Obj.18 + + + + + + 

Obj.19 + + + + + + 

Obj.20 + + + + + + 

Obj.21 + + + + + + 

Obj.22 + + + + + + 

Obj.23 + + + + + + 

Obj.24 + + + + + + 

Obj.25 + + + + + + 

Obj.26 + + + + + + 

Obj.27 + + + + + + 

Obj.28 + + + + + + 
Obj.29 + + + + + + 
Obj.30 + + + + + + 
Obj.31 + + + + + + 
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SEA objectives and baseline and context  

 

Links to other international, national, regional and local plans and programmes 

The following is a list of international, national, regional, county and local plans and 

programmes which were identified, reviewed and considered as part of the emerging 

Local Plan Section 2 Sustainability Appraisal.  Whilst they may not all be directly 

relevant to the neighbourhood plan this comprehensive list highlights the wide range of 

plans and programmes which may influence the neighbourhood plan.  As expected for a 

neighbourhood plan, the Tiptree specific plans have been extensively reviewed and 

have influenced this neighbourhood plan.   

International  

  
Review of the European Sustainable Development Strategy (2009)  
European Community Biodiversity Strategy to 2020 (2012)  
Environment 2010: Our Future, Our Choice (2003)  
  

National   

The National Planning Policy Framework (2018) 
Adapting to Climate Change: Ensuring Progress in Key Sectors (2013)   
National Planning Policy Framework (2012)  
National Planning Practice Guide (2014)  
DECC National Energy Policy Statement EN1 (2011)  
DCLG: An Introduction to Neighbourhood Planning (2012)   
JNCC/Defra UK Post-2010 Biodiversity Framework (2012)  
Biodiversity 2020: A strategy for England’s wildlife and ecosystems services (2011)  
Mainstreaming Sustainable Development (2011)  
National policy for travellers (2012)  
PPS 5 Historic Environment Guide (2010)  
Flood and Water Management Act (2009)  
Safeguarding our soils (2009)  
Community Infrastructure Levy Guidance (April 2013)  
UK Marine Policy Statement, HM Government (2011)  
Planning Policy Statement 10: Planning for Sustainable Waste Management (2011)  
The Rights of Way Circular 1/09, Department for Environment, Food & Rural Affairs, 
October 2009  
Encouraging Sustainable Travel, Highways Agency  
A12/ A120 Route based strategy, Highways Agency (2013)  
East of England Route Strategy Evidence Report, Highways Agency (2014)  
The Vascular Plan Red Data List for Great Britain 
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Regional  

  
Haven Gateway: Programme of Development: A Framework for Growth, 2008 -2017 
(2007)  
Haven Gateway: Integrated Development Plan (2008)   
South East LEP Investment and Funding (March/April 2014)   
Anglian Water Business Plan (2015-2020) (2012)  
Draft Water Resource Management Plan (2014 – 2039) (2014)  
Anglian River Basement Management Plan (2009 and draft 2015)  
Catchment Abstraction Management  Plan    
Haven Gateway Water Cycle Study: Stage 1 Report (2008)  
Atkins A120 Wider Economic Impacts Study (2008)   
The draft Anglian River Basin Flood Risk Management Plan (2015)  
The Combined Essex Catchment Abstraction Management Strategy (CAMS) (2013)   
The Suffolk Shoreline Management Plan (2014)  
  

County  

  
Commissioning School Places in Essex 2014/19 (2015)  
ECC developer contributions document (2010)  
Education contributions guideline supplement  
ECC Corporate Plan 2013 – 2017  
Vision for Essex 2013 – 2017: Where innovation brings prosperity (2013)  
Corporate Outcomes Framework 2014 - 2018 Essex County Council (2014)  
Essex and Southend-on-Sea  Waste Local Plan (2017)   
Essex Minerals Local Plan (2014)  
Colchester draft Surface Water Management Plan (2014)  
Essex Biodiversity Action Plan (2011)  
Essex Transport Strategy: the Local Transport Plan for Essex (2011)  
Highway Authority’s Development Management Policies (2011)  
Economic Growth Strategy (2012)  
Integrated County Strategy (2010)  
Essex Wildlife Trust’s Living Landscapes  
Combined Essex Catchment Abstraction Management Strategy (2013)  
Essex Design Guide (2005)  
North Essex Catchment Flood Management Plan (2009)  
Essex and South Suffolk Shoreline Management Plan (second phase) (2011)  
Dedham Vale AONB and Stour Valley Management Plan 2010 – 2015  
Essex Public Rights of Way Improvement Plan, Essex County Council  
Joint Municipal Waste Management Strategy for Essex 2007 – 2032 (2008)  
Local Flood Risk Management Strategy, Essex County Council (2013)  
Essex Gypsy and Traveller Accommodation Assessment (2014)  
Essex Biodiversity Action Plan (2011) – Vision for Essex Lowland Meadows 
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Local  

  
Colchester Borough Publication Draft Local Plan (2017)  
Colchester Borough Core Strategy (2014)  
Colchester Borough Development Policies (2014)  
Colchester Borough Site Allocations (2010)  
Colchester Borough Local Plan Section 1 Sustainability Appraisal report (2017)  
Colchester Borough Local Plan Section 2 Sustainability Appraisal report (2017)  
Colchester Borough Local Plan Section 1 Appropriate assessment report (2017)  
(2017)  
Colchester Borough Local Plan Section 2 Appropriate assessment report (2017)  
Creative Colchester Strategy & Action Plan (2012)   
Colchester Borough Council Strategic Plan 2012-2015 (2012)  
PPG17 Open Space , Sport & Recreation (2008)  
Safer Colchester Partnership: Strategic Assessment of Crime and Annual Partnership 
Plan 2012-2013 (2012)  
Townscape Character Assessment (2006)  
Landscape Character Assessment (2006)  
Scott Wilson Strategic Flood Risk Assessment (2008)   
Affordable Housing SPD (2011)  
Communities Facilities SPD (updated 2012)  
Better Town Centre SPD (2012)  
Sustainable Design and Construction SPD (2011)  
Colchester Borough Council Housing Strategy (2012)  
Local Air Quality Management Progress Report (2013)  
Colchester Environmental Sustainability Strategy 2014-2019 draft (2014)  
Colchester Borough Council’s Comprehensive Climate Risk Assessment (2010)  
Colchester Borough Council Landscape Strategy (2013)   
Water Cycle Study (2008)    
Colchester Cycling Strategy SPD (2012)  
Core Strategy (2008)  
Development Policies DPD (2010)  
Site Allocations Policies DPD (2010)  
Habitat Regulations Assessment Survey and Monitoring Programme, Final Report, 
Colchester Borough Council (December 2013)  
Strategic Housing Market Assessment (SHMA) (2014)  
Retail and Town Centre Uses Study Colchester Borough Council: Retail Update 2013 
(2013)  
Colchester Borough Green Infrastructure Strategy (2011)  
Colchester Borough Historic Environment Characterisation Project, Essex County 
Council, 2009  
Colchester Infrastructure Delivery Plan (June 2017) 
Colchester Borough Local Wildlife Site Review 2015 (February 2016)  
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Tiptree  

Tiptree Village Questionnaire Results & Analysis 
RCCE Tiptree Housing Needs Report (December 2017) 
Tiptree Strategic Housing Land Availability Assessment reports 
Tiptree Environmental Group Report 

 

Colchester Local Plan 

The development plan for Colchester comprises the Core Strategy (2008 and subject to 

a Focused Review in 2014), Site Allocations (2010) and Development Policies (2008 

and subject to a Focused Review in 2014) Development Plan Documents, and the 

Myland and Braiswick and Boxted Neighbourhood Plans.   

The emerging Local Plan, which includes a shared strategic Section 1 and Colchester 

specific Section 2, was submitted in October 2017.  The examination of Section 1 is 

currently paused whilst the LPA gathers further evidence. 

Once a neighbourhood plan has been brought into force, it becomes part of the 

development plan.  Neighbourhood plans must be in general conformity with the 

strategic policies contained in the development plan, but neighbourhood plan policies 

take precedence over existing non-strategic policies in a local plan.   

Description of baseline characteristics and predicted future baseline  
This baseline data section is taken from the neighbourhood plan and Environment 

Group Report.  It includes a detailed description of Tiptree and the environmental issues 

it faces.  

Tiptree is a large village located on the south west boundary of Colchester Borough and 
approximately 15km from Colchester itself. Development has grown up around key 
highway intersections in a roughly triangular built form. There is a small separate cluster 
of houses to the south west of the main village known as Tiptree Heath.  
 
Tiptree is the largest of three Rural District Centres identified in Colchester Borough. It 
is a village with an agricultural heritage. It has a high number of key services and 
community facilities. There are three supermarkets, a community centre, and a health 
centre as well as a range of independent shops, cafes and restaurants. These services 
support the needs of local residents and businesses in Tiptree as well as communities 
from the surrounding rural areas. It will be important to protect the function of the district 
centre in Tiptree to ensure that it continues to meet the needs of the local communities 
who use it.  
 
There are regular bus routes serving the village to and from Colchester during the day 
however the lack of an evening service (the last bus from Colchester leaves at 7.15 pm) 
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is an issue to be addressed. Nevertheless, Tiptree is considered to be a sustainable 
settlement suitable for growth during the plan period.  
 
Tiptree is very well served in terms of educational facilities as it has four primary 
schools and Thurstable Secondary School within the village. There is also a Leisure 
Centre located at Thurstable School and Colchester United’s training ground is located 
off Grange Road. There are currently four designated Local Economic Areas (LEAs) in 
Tiptree: the Alexander Cleghorn Site, Tiptree Jam Factory, the Basketworks Site and 
the Tower Business Park.  
 

According to the 2011 census, Tiptree has proportionally fewer people aged 0-40 

compared to Colchester Borough as a whole, the East of England and England. There 

are particularly fewer 21-30 year olds. Tiptree has proportionally more 51-80 year olds.  

The table, below, shows the age profile of Tiptree compared to Colchester, the East of 

England and England. 

 

The significant lack of the 21-30 age group implies that Tiptree lacks attraction or 

facilities for them: 

 insufficient suitable accommodation 

 accommodation is too expensive 

 insufficiently broad range of local employment 

 lack of post-18 training opportunities 

 lack of range of leisure opportunities. 
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The predominance of an older population is to be expected in a rural village location, 

but it is higher than the East of England figures, which represent a region that is known 

to be more rural than metropolitan. Once retired, no longer regularly experiencing daily 

rush hour driving and fast traffic on dual carriageways and motorways, driving becomes 

less attractive. Hence local amenities and good public transport becomes more 

important for a large retired population. 

According to the 2011 census, there are 3859 households in Tiptree. Proportionally 

Tiptree is significantly lacking in one and two-bedroom dwellings compared to 

Colchester Borough as a whole, the East of England and England, as highlighted in the 

table, below. 

 

The comparative lack of smaller dwellings helps to explain the Tiptree demographic. 

Pensioners who are downsizing can outbid younger people; families that are splitting; 

and single people for the smaller properties. There is plenty of anecdotal evidence of 

people in the latter categories having to move away from Tiptree in order to obtain the 

property they need and can afford. Since there is a slant to the older age group in the 

population this also creates more demand for the smaller properties enabling people to 

downsize rather than move away. Anecdotal evidence supported by the Neighbourhood 

Plan questionnaire, suggests many people intend to live out their lives in Tiptree, but the 

relative fall in the over 80 age group suggests there is more need for sheltered 

accommodation near amenities and homes in Tiptree providing a higher level of care for 

the oldest in the community so that they do not have to move away and become 

disconnected from their community. 

The map below shows details of all public and private open space within the settlement 

boundary of Tiptree.  The green star shows amenity land, the red star play areas and 
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the blue star indicates the former Tiptree United restricted access open space that has 

been swapped for a pitch alongside Colchester Road near Napier’s Farm. 

 

Public and private open space in Tiptree 

 

  



 

19 

The map, below, shows Tree Preservation Orders (TPOs) in Tiptree.  TPOs are 

distributed across Tiptree, with a concentration in the centre of the village. 

Tree Preservation Orders in Tiptree 

 

The maps below show details of flood risk in Tiptree.  The built up area of Tiptree is not 

at medium or high risk of flooding from rivers, however part of the built up area is at risk 

of surface water flooding. 
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Risk of flooding from rivers in Tiptree 

 

 

Risk of Surface Water flooding in Tiptree 
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The map, below, shows nature conservation area designations in Tiptree.  Tiptree is 

surrounded by local wildlife sites, with Tiptree Heath SSSI to the south. 

Nature conservation designations in Tiptree 

 

There are 26 listed buildings within the neighbourhood plan area. 

Wilkin and Sons Jam Factory is part of Tiptree’s heritage.  AC Wilkin, born in 1835 and 

founder of Wilkin and Sons rented some acres from his father’s farmland at Trewlands 

for minor fruit growing in a move that would see him establish one of the biggest jam-

making companies in the world. The Britannia Fruit Preserving Company, as Wilkin and 

Sons was initially known, started business in 1885. The first jam was made in the 

kitchens of Trewlands. 

Environmental issues and problems  

The key issues for the Tiptree neighbourhood plan were identified from extensive 

consultation and local knowledge and include:  

 Tiptree lacks attraction or facilities for 21- 30 year olds:   

1. insufficient suitable accommodation 
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2. accommodation is too expensive 

3. insufficiently broad range of local employment 

4. lack of post-18 training opportunities 

5. lack of range of leisure opportunities. 

 The provision of local amenities and good public transport for an older 

population. 

 Lack of an evening bus service. 

 Lack of smaller dwellings. 

 Provision of improved access to the A12 north and south.  

 Improved transport links to neighbouring towns and railway stations.  

 Lack of wide open space with space to roam. 

 Better protection for Local Wildlife Sites. 

SEA objectives, targets and indicators  

Whilst not specifically required by the SEA Directive, SEA objectives are a recognised 

way of considering the environmental effects of the plan and comparing the effects of 

reasonable alternatives. They serve a different purpose to the plan objectives, although 

there may be some overlapping of objectives. 

The SEA objectives for the Tiptree neighbourhood plan are derived from the review of 

plans and programmes and sustainability objectives, baseline data, environmental 

problems and neighbourhood plan objectives.  

Objectives  Assessment 
Criteria  

Indicators where 
applicable 

SEA Themes  
  

 1. To deliver well 
designed new 
homes in keeping 
with the village feel 
and identity of 
Tiptree on allocated 
sites to meet 
Tiptree’s housing 
needs up to 2033  

 Will it deliver the 
number of houses 
needed to support 
the existing and 
growing 
population?  
  

The number of net 
additional dwellings   

Material assets  
Climatic factors  

Will it provide a 
variety and choice 
to meet existing 
and future needs in 
terms of housing 
type and tenure 
 
 
 
 
 

Percentage of 
residential 
completions that 
are two or three 
bedroom properties  
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2. To avoid 
increased 
congestion on 
existing roads and 
junctions in and 
around Tiptree and 
promote the 
provision of 
cycleways and 
footways from new 
development to 
existing village 
amenities including 
the village centre 
 
  

Will it avoid 
congestion on 
existing roads and 
junctions?  

 Population  
Climatic factors  
Air   
Human health  

Will it deliver 
sustainable 
transport 
infrastructure? 

 

3. To maintain and 
improve a safe, 
welcoming and 
attractive village 
centre to service 
the needs of the 
community 

Will it retain and 
enhance 
community 
facilities?  
  

Contributions 
received towards 
community facilities  
  

Population   
Human health  
  

Will it increase the 
number of public 
car spaces in the 
village centre and 
improve 
sustainable 
transport links? 

 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 
 
 
 
 
 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

 Amount of 
floorspace 
developed for 
employment, sqm  

 Material assets  
Population  
Cultural heritage   
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5. To protect and 
where possible, 
enhance open 
spaces, biodiversity 
and landscape 
character 

Will existing open 
spaces be 
protected & new 
open spaces be 
created?  

Contributions 
received towards 
open space  

Population  
Human health  
Biodiversity   
Flora  
Fauna   

Will it protect or 
enhance 
biodiversity? 
 

Net gains in 
biodiversity  
 
RAMS contributions 
received 

6. To value and 
protect our heritage 

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
  

Number of listed 
buildings 
demolished  
  
Number of locally 
listed buildings 
demolished  
  
Number of 
Buildings at Risk 
  

Cultural heritage 
including 
architectural and 
archaeological 
heritage  
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Strategic Alternatives  
This chapter sets out the main strategic alternatives considered and how they were 

identified.  An explanation is given where there are no reasonable alternatives.  Where 

alternatives exist, this chapter compares the significant environmental effects of the 

alternatives and includes justification for why alternatives were rejected. 

POLICY TIP01: TIPTREE SETTLEMENT BOUNDARIES  
A. Development proposals within the settlement boundary of Tiptree, as shown 
on the Tiptree Policies Map will be supported subject to compliance with the 
other policies in the development plan.  
B. Development proposals outside the settlement boundaries will not be 
permitted unless:  
i. The proposed development is predominantly for sheltered housing, a nursing 
home, a health centre, a dental surgery or burial space, lies adjacent to the 
settlement boundary, offers considerable social benefits to the community (by 
virtue of the uses proposed) and does not significantly worsen traffic congestion 
in Tiptree village. In this respect proposals for predominantly market housing 
would not qualify; or  
ii. they are in accordance with the Colchester Local Plan policies on appropriate 
uses in the countryside; or  
iii. they are on sites allocated for those uses in the Colchester Site Allocations 
Development Plan Document or its successor; or  
iv. they relate to necessary utilities infrastructure and where no reasonable 
alternative location is available.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development and meeting the needs of the parish within the 

plan period.  

POLICY TIP02: GOOD QUALITY DESIGN  
A. All development within Tiptree must demonstrate good quality design and 
respect and enhance the character and appearance of the surrounding area and 
the way it functions. Achieving good design in Tiptree means responding to and 
integrating with local surroundings and landscape context as well as the existing 
built environment. In particular, proposals must demonstrate that they have 
appropriately addressed the following:  
i. Respected established building set back and arrangements of front gardens, 
walls, railings or hedges.  
ii. Incorporated spaces between groups of properties to break the building mass.  
iii. Used trees and mixed hedges of predominantly native species to screen 
developments.  
iv. Ensured safe access to routes for pedestrians, cyclists and road users, 
particularly towards the village centre, local schools and other amenities.  
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v. Used high quality materials that complement the existing dwellings in the 
immediate vicinity.  
vi. Designed properties so they incorporate appropriate infrastructure and can be 
retro-fitted for new electricity and digital technology.  
B. In order to ensure a high quality and well managed streetscape, developments 
must ensure that sufficient external amenity space is provided, as well as space 
for refuse and recycling storage, car and bicycle parking.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development. 

POLICY TIP03: RESIDENTIAL CAR PARKING  
A. All new residential developments within Tiptree must demonstrate sufficient 
provision of off-street car parking to reflect current vehicle ownership in the 
parish. The following minimum levels of off-street parking shall be provided:  
i. 1-bedroom dwelling - 1 car parking space  
ii. 2- and 3- bedroom dwellings – 2 car parking spaces  
iii. 4-bedroom dwellings or larger – 3 car parking spaces  
iv. All dwelling sizes – an additional 0.25 visitor spaces per dwelling  
 
B. In order to ensure that off-street parking is fully utilised, the provision of open 
parking under car ports, on drives or on parking courts with designated spaces is 
encouraged in preference to garages. Height and width of parking spaces should 
be sufficient to accommodate a ‘transit’ style van.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   

POLICY TIP04: BUILDING FOR LIFE  
A. Applicants for major residential development (as defined by the National 
Planning Policy Framework) are encouraged to meet Building for Life 12 (BfL 12) 
standards and to demonstrate this through the provision of an assessment as 
part of any planning application.  
B. Where a development seeks to meet BfL 12 standards, applicants are strongly 
encouraged to achieve GREEN scores against: criteria 1 (Connections), 4 
(Meeting Local Housing Requirements), 5 (Character) and 6 (Working with the site 
and its Context).  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development. 
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POLICY TIP05: DWELLING MIX  
A. Housing developments should provide a mix of housing types to suit a range 
of different households as identified in the latest Strategic Housing Market 
Assessment for Colchester, along with any evidence of specific local housing 
needs.  
B. Developers are required to demonstrate how their proposal will be capable of 
meeting and adapting to the long term needs of the increasing number of older 
residents. In particular, proposals are encouraged to include the provision of 
bungalows.  
C. Housing developments should ensure that a minimum of 10% of any market 
housing and 95% of any affordable housing provision meets Building Regulations 
2015 Part M4 (2) accessible and adaptable standards and 5% of any affordable 
housing meets Part M4 (3)(2)(b) wheelchair user standards.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   

POLICY TIP06: CYCLING, WALKING AND DISABILITY ACCESS ROUTES  
A. Development proposals to improve cycling and walking infrastructure will be 
supported. In particular, provision of cycle and pedestrian routes that are 
physically separated from vehicular traffic and from one another will be strongly 
supported. Such routes should also ensure that access by disabled users and 
users of mobility scooters is provided.  
B. All new developments should ensure safe pedestrian access to link up with 
existing footways that, in turn, directly serve the main pedestrian routes shown 
on the Tiptree Policies Map. This will allow residents to access public transport 
facilities, schools, leisure and other important facilities serving Tiptree village.  
C. Proposals to enhance the identified main pedestrian routes will be strongly 
supported.  
D. Development will be expected to not have an unacceptable impact on the main 
pedestrian routes and adequately mitigate the impact of additional traffic 
movements on the safety and flow of pedestrian access especially at road 
junctions.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   

POLICY TIP07: MITIGATING THE IMPACT OF VEHICULAR TRAFFIC THROUGH 
TIPTREE VILLAGE  
A. Development proposals that improve traffic flow and/or avoid increased 
congestion on existing roads and junctions will be strongly supported.  
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B. To avoid congestion new developments should have more than one access 
point for car users and wherever space allows access should be via a 
roundabout.  
C. Proposals to mitigate the level of additional vehicular traffic travelling through 
the centre of Tiptree village (along the B1022 and B1023) are strongly 
encouraged.  
D. As part of the site allocations relating to development of land in the north and 
north-west of Tiptree (Policies TIP13 and TIP14) a route is safeguarded for the 
provision of a new road which will help to reduce the levels of vehicular traffic 
travelling through the village on the B1022, Maldon/Colchester Road and towards 
Feering on the B1023 Kelvedon Road (as shown on the Tiptree Policies Map). 
Development of the land in the north and north-west of Tiptree will be expected to 
contribute towards the delivery of the road and applicants will be expected to 
work with the Highway Authority to ensure that:  
i. the new ‘primary street’ meets the necessary specifications as given in the 
Essex Design Guide (2018), in particular ensuring it is sufficient to support a bus 
route; and  
ii. the optimum route corridor, reflecting the indicative corridor shown on the 
Tiptree Policies Map, is safeguarded in order to maximise the potential for the 
road to be delivered whilst ensuring that development in north Tiptree is 
sustainable over the long term, including growth beyond the plan period.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   

POLICY TIP08: TIPTREE VILLAGE CENTRE: EXISTING BUSINESSES  
The District Centre of Tiptree will be protected and enhanced to provide shops, 

services and community facilities. Proposals for change of use within the District 

Centre boundary will need to demonstrate that it will provide a retail use, retail 

service, community use, financial/ businesses service or a leisure service and will 

meet the basic needs of the community.  

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   

POLICY TIP09: TIPTREE VILLAGE CENTRE: NEW DEVELOPMENTS  
A. Development proposals adjacent to the District Centre boundary of Tiptree 
village are encouraged to accommodate one or more of the following uses:  
i. Office and light industrial/workshop uses (Class B1);  
ii. Services appropriate to the village centre, including retail services (Class A);  
iii. Residential flats that address the needs of older people;  
iv. Health and social care services;  
v. Public car parking.  
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B. Proposals will be required to demonstrate that they will not adversely affect 
residential amenity, particularly in terms of car parking, noise and hours of 
operation. Proposals should take every opportunity to promote sustainable travel 
behaviour.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   

POLICY TIP10: BUSINESS DEVELOPMENT  
Land in north-west Tiptree (Policy TIP14) is required to deliver approximately 1.5 

hectares of B-Class employment land. As part of this provision, the employment 

land is expected to be serviced and commercial buildings delivered on the site 

are expected to be designed to be suitable for use by existing larger businesses 

currently located adjacent to the District Centre boundary of Tiptree village. It is 

important that developments are compatible with their surroundings and that the 

business site is appropriately screened with trees and hedgerows.  

Alternatives: In theory, an alternative would be to locate employment land elsewhere in 

Tiptree.  However, no alternative sites have been put forward as part of the plan 

preparation process.  The possibility of siting the employment zone in Tower End 

(TIP16) as an extension to the existing business park was mentioned but it could not be 

physically connected by road with the existing park.  Therefore, it was not considered a 

reasonable option and as such there are no reasonable alternatives to this policy.   

POLICY TIP11: COMMUNITY INFRASTRUCTURE PROVISION  
A. In order to address the needs arising from growth, new development is 
expected to be supported by the delivery of the following community 
infrastructure items:  
i. A Local Equipped Area for Play (LEAP) in north-west Tiptree (secured as part of 
the delivery of the allocated land at Highland Nursery) – Policy TIP14  
ii. A Multi Use Games Area (MUGA) in north-west Tiptree (secured as part of the 
delivery of the allocated land at Elm Farm) – Policy TIP14  
B. Development is also expected to contribute (through Section 106 as 
appropriate or through Community Infrastructure Levy contribution) to the 
following community infrastructure projects which will address the needs arising 
from growth:  
i. Replacement of children’s play equipment at Grove Road  
ii. Replacement of the Scout Hut  
iii. Improvements to the Sports Centre  
iv. Provision of an adult fitness trail in Park Lane  
v. Education expansion  
vi. Health facilities  
C. Suitable site proposals for burial land will be supported (see Policy TIP01)  
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Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   

POLICY TIP12: COMPREHENSIVE DEVELOPMENT  
A. Applications for development on the site allocations contained in Policies 
TIP13 and TIP14 should each be underpinned by comprehensive masterplans 
which have been informed by a process of active engagement with the 
community of Tiptree and with the authors of the other masterplans on common 
matters, particularly the connectivity of the individual parts of the ‘primary street’. 
These masterplans should demonstrate, where necessary, that they align with 
one another and will contribute towards the delivery of the overall vision for 
Tiptree.  
B. These masterplans should demonstrate that development is in keeping with 
the character of Tiptree across a range of aspects which may include layout, 
roads, footpaths, housing mix and design.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   

POLICY TIP13: TOWER END.  
Tower End totalling 8 hectares is allocated for approximately 175 homes. The 
following criteria must be met:  
i. The development provides for a mix of dwelling sizes in accordance with Policy 
TIP05; and  
ii. 0.27Ha is provided as green space for community use; and  
iii. A ‘primary street’ is provided connecting Kelvedon Road with Grange Road. 
This road must be provided so that, when completed, it is sufficient to 
accommodate a public bus route and non-residential traffic. The safeguarded 
route should ensure that the final road can have grass verges, wide pavements 
and vehicular access to residential areas. No dwellings should front directly onto 
this road. This road to include three-way roundabouts at the junctions with 
Grange Road and Kelvedon Road (In accordance with Policy TIP07); and  
iv. Pedestrian and cycle access into surrounding housing estates, towards the 
village centre and towards Perrywood Garden Centre is provided.  
 

Alternatives: There are a number of alternative housing sites.  A summary of the 

appraisal of alternatives is included following policy TIP14. 

POLICY TIP14: HIGHLAND NURSERY AND ELMS FARM.  
Highland Nursery and Elms Farm are, together, allocated for approximately 450 
homes. The following criteria must be met:  
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i. Residential development is focused in the western and eastern areas of the site; 
and  
ii. The development provides for a mix of dwelling sizes in accordance with Policy 
TIP05; and  
iii. The western end of the site to provide 1.5Ha for business use (Class B1). This 
should include 0.6Ha of serviced land which is made available for first occupation 
by existing commercial trades that choose to relocate from the existing premises 
close to the centre of Tiptree village.  
iv. The provision of a green buffer between the existing houses in Oak Road and 
the new estate; and  
v. 0.36Ha of green space is provided and includes a Local Equipped Area for Play 
in the western end (Highland Nursery); and  
vi. 0.8Ha of green space is provided for a Multi-Use Games Area in the eastern 
end (Elms Farm); and  
vii. A ‘primary street’ is provided around the back of the development from the 
junction with Kelvedon Road and being capable of extension through the eastern 
portion of the development into Colchester Road in the future (In accordance with 
Policy TIP07). This road must be provided so that, when completed, it is sufficient 
to accommodate a public bus route and non-residential traffic. The safeguarded 
route should ensure that the final road can have grass verges, wide pavements 
and vehicular access to residential areas. No dwellings should front directly onto 
this road. This road to include three-way roundabouts at the junction of Kelvedon 
Road at the western end and at the junction of Colchester Road at the eastern 
end (In accordance with Policy TIP07); and  
Appropriate improvements are made to the junction of Messing Road with 

Colchester/Maypole Road in agreement with the Highway Authority.  

Alternatives: 

Numerous sites around Tiptree were proposed for residential development as part of 

Colchester Borough Council’s call for sites and Tiptree Neighbourhood Plan’s call for 

sites.  These sites are shown on the map, below.  A Strategic Housing Land Availability 

Assessment (SLAA) has been carried out for each site.  The SEA has used the SLAA to 

inform the appraisal.  Where the SLAA has indicated that adjacent sites could be 

developed together these have been appraised together in the SEA.  48 sites have 

been appraised as part of the SEA.  The SEA lists the sites that scored a red rating in 

the SLAA.  These sites, for various reasons, are not considered reasonable options, 

and therefore not subject to any further appraisal.  These sites are listed in appendix 1.     
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All alternative site options have the potential to contribute towards Tiptree’s housing 

requirement.  None of the sites are large enough to deliver 600 dwellings alone, which 

is Tiptree’s housing requirement.  Sites that have been identified in the SLAA as 

possible to join with other sites to deliver 600 dwellings, will result in a significant 

positive effect under the criteria: Will it deliver the number of houses needed to support 

the existing and growing population?  All sites options are of a sufficient size to 

accommodate a range of housing types, including affordable housing.  TIP53 is 

proposed for a nursing home/ residential care facility, which will increase the range of 

housing available in Tiptree, to the benefit of the older population.  The owner of site 

TIP60 is registered on the LPAs Self-build and Custom Housebuilding Register for up to 

5 self-builders to build eco houses which need zero energy to function.  Allocation of 

these sites would increase the range of housing types available in Tiptree. 

All sites are likely to provide sustainable transport infrastructure as reducing congestion 

and promoting sustainable travel are objectives of the plan.  Plan Objectives 13 – 18 are 

all concerned with traffic and movement.  For the purposes of this appraisal the impact 

on sustainable travel has been shown as neutral.  Sites that are located within an area 

considered a possible location for a north-western relief road for Tiptree to remove 

traffic from the village centre have been given a positive score under the assessment 

criteria: Will it avoid congestion on existing roads and junctions?  Sites where the 

Highways Authority have identified highways constraints have been given a negative 

score under this criteria.   

There is limited capacity at the GP surgery, but this is a constraint facing all sites.  

Tiptree Heath and St Luke’s Primary Schools do not have capacity.  Site options that 

are closest to Tiptree Heath or St Luke’s Primary Schools have been given a negative 

score under the assessment criteria: Will it retain and enhance community facilities?  

This is because of the pressure this will place on the schools.  Thurstable Secondary 

School has capacity for additional students. 

It is highly likely that each site will provide open space.  The Local Plan requires major 

sites to deliver at least 10% of the gross site area as open space.  All sites have been 

given a neutral score to the criteria: Will existing open spaces be protected and new 

open spaces created?  TIP20 is currently in use as the Colchester United training 

ground.  Development of this sites would result in the loss of open space.  There would 

potentially be loss of open space/land at Mildene Primary School if this part of site 

TIP22 is developed. 

The first non-statutory conservation sites in Colchester Borough were identified by 

Essex Wildlife Trust in 1991.  These were known as Sites of Importance for Nature 

Conservation.  Sites were selected on the basis of being the most important wildlife 

habitats in the Borough.  These sites were reviewed by EECOS, the ecological 
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consultancy arm of Essex Wildlife Trust, in 2008 and became known as Local Wildlife 

Sites.  All original sites were reviewed and judged against their validity against an 

emerging set of selection criteria based on the UK Biodiversity Action Plan.  In 2015 

EECOS carried out a further review focused on the area of Colchester likely to come 

under pressure for development.  Sites were assessed against the current Local Wildlife 

Site selection criteria to determine whether they meet the criteria and continue to be 

importance for nature conservation.   

TIP03 is likely to lead to significant negative effects on biodiversity.  This site is adjacent 

to the Gravel Pit and forms part of Inworth Grange Pits Local Wildlife Site (Co10).  

There are many Local Wildlife Sites surrounding the settlement and a number of sites 

are located adjacent Local Wildlife Sites.  

Care needs to be taken to ensure that there is high quality green infrastructure, with 

circular dog walks, within the allocated sites to reduce the likelihood of degradation to 

Local Wildlife Sites through increased recreational disturbance. 

The northern part of TIP04 is within a Woodland Priority Habitat Network.  TIP45 is 

within a Woodland Priority Habitat Network.  The northern part of TIP49 is within a 

Woodland Priority Habitat Network and Eden Wood Local Wildlife Site is located to the 

north of the site.  A habitat network is a configuration of habitat that allows species to 

move and disperse through a landscape.  The loss of woodland within a habitat network 

should be avoided.  However, TIP04 and TIP45 are fields and do not contain woodland.  

TIP49 includes an area of woodland at the northern end of the site, but development of 

this site would not result in the loss of woodland. 

There are areas of medium and high risk of surface water flooding on Grange Road 

increasing eastwards towards the Football Training ground entrance (TIP20). There is 

high risk on Harrington Close and medium to high risk along Pennsylvania Lane. Large 

area of low risk in SE corner of site and medium patch near the footpath close to the NE 

corner. Any loss of greenfield land will contribute to surface water flooding unless 

adequate drainage measures are undertaken. 

The Landscape Capacity of Settlement Fringes In Colchester Report concluded that 

TIP11 is considered to be of high landscape value with many intrinsic landscape 

qualities.  The Landscape Capacity Of Settlement Fringes In Colchester Report 

recorded land including TIP22, TIP23, TIP24 and TIP39 as falling within Landscape 

Area Setting 1. The area was considered to be of high landscape value with many 

intrinsic landscape qualities. This area is considered to make a very high contribution to 

the distinctive settlement setting in Tiptree.   

All sites have the potential to increase recreational pressure on Tiptree Heath SSSI.  

Tiptree Heath SSSI is a popular area for recreation, including dog walking, and 
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population growth will increase levels of recreation.  Abberton Reservoir SPA is also 

located close to Tiptree and development in Tiptree, irrespective of which sites are 

allocated, could increase the number of visitors to Abberton Reservoir.  To avoid 

adverse effects from new development on Tiptree Heath SSSI and Abberton Reservoir 

SPA high quality green infrastructure, which includes circular routes, should be included 

within the allocations to reduce the need for residents to visit Tiptree Heath SSSI and 

Abberton Reservoir SPA for their day to day recreation. 



 

37 

 

Objectives  Assessment 
Criteria  

TIP 
01, 
TIP 
09, 
TIP 
27 & 
TIP 
65 

TIP 
02 & 
TIP 
38 

TIP 
03 

TIP 
04 

TIP 
08 

TIP 
10 

TIP 
11 

TIP 
12, 
TIP 
57 & 
TIP 
65 

TIP 
15 

TIP 
16  

TIP 
17 

TIP 
18 

TIP 
19, 
TIP 
37 & 
TIP 
40  

TIP 
20 & 
TIP 
55 

TIP 
22, 
TIP 
23 & 
TIP 
39 

TIP 
24 

TIP 
29  

TIP 
33 

TIP 
34 & 
TIP 
54 

TIP 
35 

 1. To deliver well 
designed new 
homes in keeping 
with the village feel 
and identity of 
Tiptree on allocated 
sites to meet 
Tiptree’s housing 
needs up to 2033  

 Will it deliver the 
number of houses 
needed to support 
the existing and 
growing 
population?  
  

+ + + + + + + + + + + + + + + + + + + + + + 

Will it provide a 
variety and choice 
to meet existing 
and future needs in 
terms of housing 
type and tenure? 
  
  
  
  

+ + + + + + + + + + + + + + + + + + + + 

2. To avoid 
increased 
congestion on 
existing roads and 
junctions in and 
around Tiptree and 
promote the 
provision of 
cycleways and 
footways from new 
development to 
existing village 
amenities including 

Will it avoid 
congestion on 
existing roads and 
junctions?  

+ O -/+  O + - O O + + O O O O O O O O O O 

Will it deliver 
sustainable 
transport 
infrastructure? 

O O O O O O O O O O O O O O O O O O O O 
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the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and 
attractive village 
centre to service 
the needs of the 
community 

Will it retain and 
enhance 
community 
facilities?  
  

- O - O O - O - O O O O O O O O O O O O 

Will it increase the 
number of public 
car spaces in the 
village centre and 
improve 
sustainable 
transport links? 

O O O O O O O O O O O O O O O O O O O O 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 
  
  
  
  
  

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

O O O O O O O O O O O O O O O O O - O O 

5. To protect and 
where possible, 
enhance open 
spaces, biodiversity 
and landscape 
character 

Will existing open 
spaces be 
protected & new 
open spaces be 
created?  

O O O O O O O O O O O O O - O O O O O O 

Will it protect or 
enhance 
biodiversity? 

O O - -  O O O O O O O O O O O O O O O O O 
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6. To value and 
protect our heritage 

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

O O O O O O - O O O O O O O - - O O O O 

 

Objectives  Assessment 
Criteria  

TIP 
41 

TIP 
42 

TIP 
43 

TIP 
44 

TIP 
45, 
TIP 
46 

TIP 
48 

TIP 
49, 
TIP 
50 & 
TIP 
51 

TIP 
52 

TIP 
53 

TIP 
60 

TIP 
67 

TIP 
68 

TIP 
69 

 1. To deliver well 
designed new 
homes in keeping 
with the village feel 
and identity of 
Tiptree on allocated 
sites to meet 
Tiptree’s housing 
needs up to 2033  

 Will it deliver the 
number of houses 
needed to support 
the existing and 
growing 
population?  
  

+ + + + +  + + + + + + + + 

Will it provide a 
variety and choice 
to meet existing 
and future needs in 
terms of housing 
type and tenure? 
  
  
  
  

+ + + + + + + + + + + + + + + 

2. To avoid 
increased 
congestion on 
existing roads and 
junctions in and 
around Tiptree and 
promote the 
provision of 

Will it avoid 
congestion on 
existing roads and 
junctions?  

O O O + O + + O O O O O + 

Will it deliver 
sustainable 
transport 

O O O O O O O O O O O O O 
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cycleways and 
footways from new 
development to 
existing village 
amenities including 
the village centre 
  
  

infrastructure? 

3. To maintain and 
improve a safe, 
welcoming and 
attractive village 
centre to service 
the needs of the 
community 

Will it retain and 
enhance 
community 
facilities?  
  

O O - O O O O - O O O O O 

Will it increase the 
number of public 
car spaces in the 
village centre and 
improve 
sustainable 
transport links? 

O O O O O O O O O O O O O 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 
  
  
  
  
  

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

O O O O O O O O O - O O O 

5. To protect and 
where possible, 
enhance open 

Will existing open 
spaces be 
protected & new 

O O O O O O O O O O O O O 
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spaces, biodiversity 
and landscape 
character 

open spaces be 
created?  

Will it protect or 
enhance 
biodiversity? 
  

O O O O O O O O O O O O O 

6. To value and 
protect our heritage 

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

O O O O O O O O O O O O O 
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A large number of sites have been submitted for consideration for residential 

development around Tiptree.  Tiptree is a village and as such there are a number of 

similarities between all sites, as would be expected.  For example, the services and 

facilities in the district centre at the centre of Tiptree are accessible to all sites; 

healthcare provision is an issue for all sites as the GP surgery is at capacity; population 

growth could affect Tiptree Heath SSSI through increased recreational disturbance.  

The scores in the tables show little difference between sites in terms of their impact on 

the SEA objectives.  The commentary has explained the reason for the scores given.  

However, SEA is not as simple as adding up scores to reach an overall score for each 

site.  Some objectives carry more or less weight and many negative effects identified at 

this high level appraisal can be mitigated.  For example, those sites that have been 

identified as having a negative impact on open space provision could be mitigated by 

providing high quality green infrastructure at least equal in size to the area of open 

space to be lost and the amount of open space required by the new development. 

The preferred sites, which are allocations in the draft Tiptree Neighbourhood Plan are: 

Tower End (TIP8, TIP15, TIP16 and TIP48), Highlands Nursery (TIP35, TIP44, TIP49, 

TIP51 and TIP68) and Elms Farm (TIP04, TIP49 and TIP50).  The preferred sites have 

been selected for a number of reasons.  Principally, the neighbourhood plan authors 

believe that that the preferred sites are most likely to meet the vision and objectives of 

the plan than the alternative sites.  A recurring theme throughout the responses to the 

Community Questionnaire was the ability to access major routes, particularly the A12, 

without exacerbating congestion in Church Road.  Objective 12 was developed, which 

states: To favour new developments to the north and west of the village on sites that 

allow access to main routes with minimal impact on the village centre.  76% of 

respondents to the Community Questionnaire agreed with this, compared to 21% who 

disagreed.  Sites that are not located to the north and west will not meet this objective 

and contribute towards reducing increased traffic in Church Road.  The preferred sites 

are within an area that has been identified by the village questionnaire as a potentially 

preferred area (Location A).  Developing adjacent sites assists in ensuring 

comprehensive development and justifies the choice of adjacent sites in favour of 

selecting sites around the village.   The preferred sites offer the opportunity to connect 

Grange Road with Kelvedon Road and create alternative routes out of the village and to 

the A12.  Whilst there is no certainty that the safeguarded route will be delivered in the 

plan period, it would not be possible without allocating the preferred sites.  Employment 

is proposed as part of the allocations.  As part of site TIP15 an area for biodiversity 

enhancement is proposed by the landowner. 
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POLICY TIP16: COUNTRYSIDE AND GREEN SPACES  
A. Green spaces and access to the countryside should be protected and 
enhanced, particularly where this provides public access for the enjoyment of the 
community of Tiptree and its visitors. This includes designated Local Wildlife 
Sites which shall be protected from development.  
B. To ensure the long term ownership and stewardship of new public green 
spaces created as a part of development, their ownership should be transferred 
either to Tiptree Parish Council or, if this is not possible, then to an appropriate 
alternative body.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   

POLICY TIP17: RECREATIONAL DISTURBANCE AVOIDANCE AND MITIGATION  
A. All residential development within the zones of influence of Habitat sites will 
be required to make a financial contribution towards mitigation measures, as 
detailed in the Essex coast RAMS, to avoid adverse in-combination recreational 
disturbance effects on Habitat sites.  
B. In the interim period, before the Essex Coast RAMS is completed, all 
residential development within the zones of influence will need to deliver all 
measures identified (including strategic measures) through project level HRAs, or 
otherwise, to mitigate any recreational disturbance impacts in compliance with 
the Habitat Regulations and Habitats Directive.  
 

Alternatives: There are no reasonable alternatives as this policy looks at the principles 

of promoting sustainable development.   
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Plan policies 
This chapter outlines each of the policies within the neighbourhood plan and discusses the significant environmental 

effects of each of the policies in the short, medium and long term.  The chapter concludes with an appraisal of the plan 

overall. 

POLICY TIP01: TIPTREE SETTLEMENT BOUNDARIES  
A. Development proposals within the settlement boundary of Tiptree, as shown on the Tiptree Policies Map will 
be supported subject to compliance with the other policies in the development plan.  
B. Development proposals outside the settlement boundaries will not be permitted unless:  
i. The proposed development is predominantly for sheltered housing, a nursing home, a health centre, a dental 
surgery or burial space, lies adjacent to the settlement boundary, offers considerable social benefits to the 
community (by virtue of the uses proposed) and does not significantly worsen traffic congestion in Tiptree 
village. In this respect proposals for predominantly market housing would not qualify; or  
ii. they are in accordance with the Colchester Local Plan policies on appropriate uses in the countryside; or  
iii. they are on sites allocated for those uses in the Colchester Site Allocations Development Plan Document or 
its successor; or  
iv. they relate to necessary utilities infrastructure and where no reasonable alternative location is available.  
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 

Will it 
provide a 
variety and 
choice to 
meet 

Will it 
avoid 
congestion 
on existing 
roads and 

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  

Will it 
increase 
the number 
of public 
car spaces 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  

Will existing 
open 
spaces be 
protected & 
new open 

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
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support the 
existing 
and 
growing 
population?  
  

existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

junctions?    in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

  spaces be 
created?  

 

O O O O O  O O O O O 
 

Policy TIP01 will protect the countryside surrounding Tiptree from inappropriate development.  Development that is 

considered appropriate is listed in the policy, giving certainty to applicants.  Overall the policy will have a neutral impact on 

the SEA objectives.  The policy will facilitate uses with community benefits outside of the settlement boundary.  However, 

this has not been shown as a positive impact as the policy will not directly lead to new community uses. 

POLICY TIP02: GOOD QUALITY DESIGN  
A. All development within Tiptree must demonstrate good quality design and respect and enhance the character 
and appearance of the surrounding area and the way it functions. Achieving good design in Tiptree means 
responding to and integrating with local surroundings and landscape context as well as the existing built 
environment. In particular, proposals must demonstrate that they have appropriately addressed the following:  
i. Respected established building set back and arrangements of front gardens, walls, railings or hedges.  
ii. Incorporated spaces between groups of properties to break the building mass.  
iii. Used trees and mixed hedges of predominantly native species to screen developments.  
iv. Ensured safe access to routes for pedestrians, cyclists and road users, particularly towards the village centre, 
local schools and other amenities.  
v. Used high quality materials that complement the existing dwellings in the immediate vicinity.  
vi. Designed properties so they incorporate appropriate infrastructure and can be retro-fitted for new electricity 
and digital technology.  
B. In order to ensure a high quality and well managed streetscape, developments must ensure that sufficient 
external amenity space is provided, as well as space for refuse and recycling storage, car and bicycle parking.  
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1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

O O O + O O O O + + 
 

TIP02 will result in positive environmental effects over the lifetime of the neighbourhood plan by requiring development to 

demonstrate good quality design that respects and enhances the character and appearance of the surrounding area and 

the way it functions.  This will result in positive effects on the objectives: to value and protect our heritage and to protect 

and where possible enhance open spaces, biodiversity and landscape character.  Trees and mixed hedges of 

predominantly native species are required by the policy.  The policy will result in a positive impact on the criteria to deliver 

sustainable transport infrastructure, through the requirement to ensure safe access to routes for pedestrians, cyclists and 

road users. 
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POLICY TIP03: RESIDENTIAL CAR PARKING  
A. All new residential developments within Tiptree must demonstrate sufficient provision of off-street car parking 
to reflect current vehicle ownership in the parish. The following minimum levels of off-street parking shall be 
provided:  
i. 1-bedroom dwelling - 1 car parking space  
ii. 2- and 3- bedroom dwellings – 2 car parking spaces  
iii. 4-bedroom dwellings or larger – 3 car parking spaces  
iv. All dwelling sizes – an additional 0.25 visitor spaces per dwelling  
B. In order to ensure that off-street parking is fully utilised, the provision of open parking under car ports, on 
drives or on parking courts with designated spaces is encouraged in preference to garages. Height and width of 
parking spaces should be sufficient to accommodate a ‘transit’ style van.  
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
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O O + O O O O O O O 
 

Policy TIP3 will result in a positive impact on the second objective, in particular: avoiding increased congestion on existing 

roads and junctions.  The policy sets out minimum car parking requirements, which reflects car ownership in Tiptree.  This 

policy will apply to both windfall development and site allocations.  Windfall development is likely to have more of an 

impact on existing roads, whereas the site allocations are more likely to have an impact on existing junctions. 

POLICY TIP04: BUILDING FOR LIFE  
A. Applicants for major residential development (as defined by the National Planning Policy Framework) are 
encouraged to meet Building for Life 12 (BfL 12) standards and to demonstrate this through the provision of an 
assessment as part of any planning application.  
B. Where a development seeks to meet BfL 12 standards, applicants are strongly encouraged to achieve GREEN 
scores against: criteria 1 (Connections), 4 (Meeting Local Housing Requirements), 5 (Character) and 6 (Working 
with the site and its Context).  
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
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and 
growing 
population?  
  

needs in 
terms of 
housing 
type and 
tenure? 
 

centre and 
improve 
sustainable 
transport 
links? 

O O O O O O O O O O 
 

Policy TIP4 seeks to ensure a high quality design of development in terms of integration into the existing footprint, 

character and community of the village.  This has been highlighted throughout the neighbourhood plan consultation.  The 

policy will result in positive impacts by encouraging Building for Life standards to be met.  However, no direct impacts on 

any of the SEA objectives are likely. 

POLICY TIP05: DWELLING MIX  
A. Housing developments should provide a mix of housing types to suit a range of different households as 
identified in the latest Strategic Housing Market Assessment for Colchester, along with any evidence of specific 
local housing needs.  
B. Developers are required to demonstrate how their proposal will be capable of meeting and adapting to the 
long term needs of the increasing number of older residents. In particular, proposals are encouraged to include 
the provision of bungalows.  
C. Housing developments should ensure that a minimum of 10% of any market housing and 95% of any 
affordable housing provision meets Building Regulations 2015 Part M4 (2) accessible and adaptable standards 
and 5% of any affordable housing meets Part M4 (3)(2)(b) wheelchair user standards.  
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1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

O + + O O O O O O O O 
 

Policy TIP5 will have a significant positive effect on the assessment criteria: will it provide a variety and choice to meet 

existing and future needs in terms of housing type and tenure by requiring development to provide a mix of housing types 

to suit a range of different households.  The policy will have positive long terms effects by requiring developers to 

demonstrate how the proposal will be capable of meeting and adapting to the long term needs of older residents. 

POLICY TIP06: CYCLING, WALKING AND DISABILITY ACCESS ROUTES  
A. Development proposals to improve cycling and walking infrastructure will be supported. In particular, 
provision of cycle and pedestrian routes that are physically separated from vehicular traffic and from one 
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another will be strongly supported. Such routes should also ensure that access by disabled users and users of 
mobility scooters is provided.  
B. All new developments should ensure safe pedestrian access to link up with existing footways that, in turn, 
directly serve the main pedestrian routes shown on the Tiptree Policies Map. This will allow residents to access 
public transport facilities, schools, leisure and other important facilities serving Tiptree village.  
C. Proposals to enhance the identified main pedestrian routes will be strongly supported.  
D. Development will be expected to not have an unacceptable impact on the main pedestrian routes and 
adequately mitigate the impact of additional traffic movements on the safety and flow of pedestrian access 
especially at road junctions.  
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

O O + + + + O + O O O O 
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Policy TIP6 will have a positive impact in the short, medium and long term on the objectives: To avoid increased 

congestion on existing roads and junctions in and around Tiptree and promote the provision of cycleways and footways 

from new development to existing village amenities including the village centre and To maintain and improve a safe, 

welcoming and attractive village centre to service the needs of the community.  The policy supports improvements to 

cycling and walking infrastructure, and this is very likely to be incorporated into the site allocations, making sustainable 

travel an attractive prospect from new development to the village centre.  

 POLICY TIP07: MITIGATING THE IMPACT OF VEHICULAR TRAFFIC THROUGH TIPTREE VILLAGE  

A. Development proposals that improve traffic flow and/or avoid increased congestion on existing roads and 
junctions will be strongly supported.  
B. To avoid congestion new developments should have more than one access point for car users and wherever 
space allows access should be via a roundabout.  
C. Proposals to mitigate the level of additional vehicular traffic travelling through the centre of Tiptree village 
(along the B1022 and B1023) are strongly encouraged.  
D. As part of the site allocations relating to development of land in the north and north-west of Tiptree (Policies 
TIP13 and TIP14) a route is safeguarded for the provision of a new road which will help to reduce the levels of 
vehicular traffic travelling through the village on the B1022, Maldon/Colchester Road and towards Feering on the 
B1023 Kelvedon Road (as shown on the Tiptree Policies Map). Development of the land in the north and north-
west of Tiptree will be expected to contribute towards the delivery of the road and applicants will be expected to 
work with the Highway Authority to ensure that:  
i. the new ‘primary street’ meets the necessary specifications as given in the Essex Design Guide (2018), in 
particular ensuring it is sufficient to support a bus route; and  
ii. the optimum route corridor, reflecting the indicative corridor shown on the Tiptree Policies Map, is 
safeguarded in order to maximise the potential for the road to be delivered whilst ensuring that development in 
north Tiptree is sustainable over the long term, including growth beyond the plan period.  
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1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

O O + O O O O O O O 
 

Policy TIP7 will have a positive impact in the short, medium and long term on the objective: To avoid increased 

congestion on existing roads and junctions in and around Tiptree and promote the provision of cycleways and footways 

from new development to existing village amenities including the village centre.  The policy supports proposals that 

improves traffic flow and/or avoid congestion on existing roads and junctions.  The policy synergises with policy TIP6, and 

together these policies will have positive effects on the SEA objectives.  The policy explains that a route has been 

safeguarded for a new road, which will help to reduce congestion.  If delivered, this would result in positive impacts by 

reducing congestion, however it is not certain that this will be delivered. 

POLICY TIP08: TIPTREE VILLAGE CENTRE: EXISTING BUSINESSES  
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The District Centre of Tiptree will be protected and enhanced to provide shops, services and community 

facilities. Proposals for change of use within the District Centre boundary will need to demonstrate that it will 

provide a retail use, retail service, community use, financial/ businesses service or a leisure service and will meet 

the basic needs of the community.  

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

O O O O + O + O O O 
 

Policy TIP8 will result in positive effects throughout the plan period by retaining existing community facilities and local 

businesses, including retail uses. 

POLICY TIP09: TIPTREE VILLAGE CENTRE: NEW DEVELOPMENTS  
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A. Development proposals adjacent to the District Centre boundary of Tiptree village are encouraged to 
accommodate one or more of the following uses:  
i. Office and light industrial/workshop uses (Class B1);  
ii. Services appropriate to the village centre, including retail services (Class A);  
iii. Residential flats that address the needs of older people;  
iv. Health and social care services;  
v. Public car parking.  
B. Proposals will be required to demonstrate that they will not adversely affect residential amenity, particularly in 
terms of car parking, noise and hours of operation. Proposals should take every opportunity to promote 
sustainable travel behaviour.  
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
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O + O O + + + O O O 
 

Policy TIP9 seeks to improve the delivery of employment and community uses in Tiptree, adjacent to the established 

district centre.  The policy also positively impacts upon the assessment criteria: Will it provide a variety and choice to meet 

existing and future needs in terms of housing type and tenure, by encouraging flats that address the needs of older 

people.  Public car parking is encouraged, which will contribute towards the objective to increase the number of public car 

spaces in the village centre.  This policy, if implemented, will result in many significant positive effects on a number of the 

SEA objectives.  However, the policy only encourages and supports proposals.  Development proposals adjacent to the 

district centre cannot be required to include the uses identified in the policy and therefore there is a degree of uncertainty 

over how effective the policy will be.  For this reason, a positive, rather than significant positive impact have been given.   

POLICY TIP10: BUSINESS DEVELOPMENT  
Land in north-west Tiptree (Policy TIP14) is required to deliver approximately 1.5 hectares of B-Class 

employment land. As part of this provision, the employment land is expected to be serviced and commercial 

buildings delivered on the site are expected to be designed to be suitable for use by existing larger businesses 

currently located adjacent to the District Centre boundary of Tiptree village. It is important that developments are 

compatible with their surroundings and that the business site is appropriately screened with trees and 

hedgerows.  

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 

Will it 
provide a 
variety and 

Will it 
avoid 
congestion 

Will it deliver 
sustainable 
transport 

Will it retain 
and 
enhance 

Will it 
increase 
the number 

Will it improve the 
delivery of a range 
of local 

Will existing 
open 
spaces be 

Will it 
protect or 
enhance 

Will it protect and 
enhance heritage 
and cultural 



 

57 

houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

on existing 
roads and 
junctions?  

infrastructure? community 
facilities?  
  

of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

employment 
opportunities?  
  

protected & 
new open 
spaces be 
created?  

biodiversity? 
  

assets?  
  
 

O O O O O O + O O O 
 

Policy TIP10 will result in positive effects on the objective: To strengthen and support local economic activity and local 

economic areas by encouraging small businesses and promoting accessible business parks.  1.5 hectares of employment 

land is required as part of the site allocation (TIP14).  The provision of new employment land will improve the range of 

employment opportunities in Tiptree.  It is highly likely that this will occur as it is linked to new housing development.  The 

policy refers to appropriate screening, which helps to ensure that development is compatible with its surroundings and 

landscape setting. 

POLICY TIP11: COMMUNITY INFRASTRUCTURE PROVISION  
A. In order to address the needs arising from growth, new development is expected to be supported by the 
delivery of the following community infrastructure items:  
i. A Local Equipped Area for Play (LEAP) in north-west Tiptree (secured as part of the delivery of the allocated 
land at Highland Nursery) – Policy TIP14  
ii. A Multi Use Games Area (MUGA) in north-west Tiptree (secured as part of the delivery of the allocated land at 
Elm Farm) – Policy TIP14  
B. Development is also expected to contribute (through Section 106 as appropriate or through Community 
Infrastructure Levy contribution) to the following community infrastructure projects which will address the needs 
arising from growth:  
i. Replacement of children’s play equipment at Grove Road  
ii. Replacement of the Scout Hut  
iii. Improvements to the Sports Centre  
iv. Provision of an adult fitness trail in Park Lane  
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v. Education expansion  
vi. Health facilities  
C. Suitable site proposals for burial land will be supported (see Policy TIP01)  
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

O O O O + + O O + + O O 
 

Policy TIP11 lists the community infrastructure provision that will be required by development.  It is highly likely that a local 

equipped area for play and multi-use games area will be delivered as part of the site allocations.  These are identified as 

necessary to serve the development and are also referred to in the site allocations policies.  Provision of these will 
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enhance community facilities and create new open spaces.  The delivery of the list of additional community infrastructure 

is less certain.  It will need to be demonstrated that these facilities meet the s106 tests. 

POLICY TIP12: COMPREHENSIVE DEVELOPMENT  
A. Applications for development on the site allocations contained in Policies TIP13 and TIP14 should each be 
underpinned by comprehensive masterplans which have been informed by a process of active engagement with 
the community of Tiptree and with the authors of the other masterplans on common matters, particularly the 
connectivity of the individual parts of the ‘primary street’. These masterplans should demonstrate, where 
necessary, that they align with one another and will contribute towards the delivery of the overall vision for 
Tiptree.  
B. These masterplans should demonstrate that development is in keeping with the character of Tiptree across a 
range of aspects which may include layout, roads, footpaths, housing mix and design.  
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
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O O O O O O O O O O 
 
TIP12 will lead to positive effects by planning comprehensively for Tiptree’s 600 dwellings, however a neutral impact is 

expected for the SEA objectives.  

POLICY TIP13: TOWER END.  
Tower End totalling 8 hectares is allocated for approximately 175 homes. The following criteria must be met:  
i. The development provides for a mix of dwelling sizes in accordance with Policy TIP05; and  
ii. 0.27Ha is provided as green space for community use; and  
iii. A ‘primary street’ is provided connecting Kelvedon Road with Grange Road. This road must be provided so 
that, when completed, it is sufficient to accommodate a public bus route and non-residential traffic. The 
safeguarded route should ensure that the final road can have grass verges, wide pavements and vehicular 
access to residential areas. No dwellings should front directly onto this road. This road to include three-way 
roundabouts at the junctions with Grange Road and Kelvedon Road (In accordance with Policy TIP07); and  
iv. Pedestrian and cycle access into surrounding housing estates, towards the village centre and towards 
Perrywood Garden Centre is provided.  
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 

Will it 
provide a 
variety and 
choice to 
meet 

Will it 
avoid 
congestion 
on existing 
roads and 

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  

Will it 
increase 
the number 
of public 
car spaces 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  

Will existing 
open 
spaces be 
protected & 
new open 

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
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support the 
existing 
and 
growing 
population?  
  

existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

junctions?    in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

  spaces be 
created?  

 

+ + + + + + + + O + O O 
 

TIP13 allocates land for 175 dwellings at Tower End.  Policy TIP12 explains that the three sites are to be developed 

comprehensively. This synergy will result in the delivery of dwellings to meet Tiptree’s housing requirement of 600 

dwellings in the plan period.  A mix of housing will be provided, this is referred in the policy and also in policy TIP5.  An 

area of open space is proposed, which will benefit the community.  The neighbourhood plan authors have given 

consideration to how the site will connect to existing areas and there is a requirement for pedestrian and cycle access to 

surrounding areas and the village centre, which will help to promote sustainable travel and reduce congestion.  

Consideration should be given to including a criteria requiring development to result in biodiversity net gain, which will 

lead to biodiversity enhancement. 

POLICY TIP14: HIGHLAND NURSERY AND ELMS FARM.  
Highland Nursery and Elms Farm are, together, allocated for approximately 450 homes. The following criteria 
must be met:  
i. Residential development is focused in the western and eastern areas of the site; and  
ii. The development provides for a mix of dwelling sizes in accordance with Policy TIP05; and  
iii. The western end of the site to provide 1.5Ha for business use (Class B1). This should include 0.6Ha of 
serviced land which is made available for first occupation by existing commercial trades that choose to relocate 
from the existing premises close to the centre of Tiptree village.  
iv. The provision of a green buffer between the existing houses in Oak Road and the new estate; and  
v. 0.36Ha of green space is provided and includes a Local Equipped Area for Play in the western end (Highland 
Nursery); and  
vi. 0.8Ha of green space is provided for a Multi-Use Games Area in the eastern end (Elms Farm); and  
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vii. A ‘primary street’ is provided around the back of the development from the junction with Kelvedon Road and 
being capable of extension through the eastern portion of the development into Colchester Road in the future (In 
accordance with Policy TIP07). This road must be provided so that, when completed, it is sufficient to 
accommodate a public bus route and non-residential traffic. The safeguarded route should ensure that the final 
road can have grass verges, wide pavements and vehicular access to residential areas. No dwellings should 
front directly onto this road. This road to include three-way roundabouts at the junction of Kelvedon Road at the 
western end and at the junction of Colchester Road at the eastern end (In accordance with Policy TIP07); and  
Appropriate improvements are made to the junction of Messing Road with Colchester/Maypole Road in 

agreement with the Highway Authority.  

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

+ + + + + + + + + + O O 
 



 

63 

TIP14 allocates land for approximately 450 dwellings at Highlands Nursery and Elms Farm.  Policy TIP12 explains that 

the three sites are to be developed comprehensively. This synergy will result in the delivery of dwellings to meet Tiptree’s 

housing requirement of 600 dwellings in the plan period.  A mix of housing will be provided, this is referenced in the policy 

and also in policy TIP5.  Two areas of open space are proposed; a Local Equipped Area for Play and a Multi-Use Games 

Area, which will benefit the community.  The neighbourhood plan authors have given consideration to how the site will 

connect to existing areas and a route is safeguarded.  1.5 hectares is allocated for business use, which will help to 

strengthen and support local economic activity.  Consideration should be given to including a criteria requiring 

development to result in biodiversity net gain, which will lead to biodiversity enhancement. 

POLICY TIP16: COUNTRYSIDE AND GREEN SPACES  
A. Green spaces and access to the countryside should be protected and enhanced, particularly where this 
provides public access for the enjoyment of the community of Tiptree and its visitors. This includes designated 
Local Wildlife Sites which shall be protected from development.  
B. To ensure the long term ownership and stewardship of new public green spaces created as a part of 
development, their ownership should be transferred either to Tiptree Parish Council or, if this is not possible, 
then to an appropriate alternative body.  
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 

 Will it 
deliver the 
number of 
houses 
needed to 
support the 

Will it 
provide a 
variety and 
choice to 
meet 
existing 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
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existing 
and 
growing 
population?  
  

and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

village 
centre and 
improve 
sustainable 
transport 
links? 

created?  

O O O O O O O + + O 
 

Policy TIP16 will help to ensure that Local Wildlife Sites are protected from development, this is consistent with the 

Colchester Local Plan policy ENV1 and it is highly likely that these nature conservation sites will be protected.  Green 

spaces and access to the countryside will also be protected and enhanced, where possible, through this policy. 

POLICY TIP17: RECREATIONAL DISTURBANCE AVOIDANCE AND MITIGATION  
A. All residential development within the zones of influence of Habitat sites will be required to make a financial 
contribution towards mitigation measures, as detailed in the Essex coast RAMS, to avoid adverse in-combination 
recreational disturbance effects on Habitat sites.  
B. In the interim period, before the Essex Coast RAMS is completed, all residential development within the zones 
of influence will need to deliver all measures identified (including strategic measures) through project level 
HRAs, or otherwise, to mitigate any recreational disturbance impacts in compliance with the Habitat Regulations 
and Habitats Directive.  
 
 

1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of Tiptree 
on allocated sites to meet 
Tiptree’s housing needs 
up to 2033  

2. To avoid increased 
congestion on existing 
roads and junctions in and 
around Tiptree and promote 
the provision of cycleways 
and footways from new 
development to existing 
village amenities including 
the village centre 
  
  

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

4. To strengthen 
and support local 
economic activity 
and local economic 
areas by 
encouraging small 
businesses and 
promoting 
accessible 
business parks 

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

6. To value and 
protect our 
heritage 
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 Will it 
deliver the 
number of 
houses 
needed to 
support the 
existing 
and 
growing 
population?  
  

Will it 
provide a 
variety and 
choice to 
meet 
existing 
and future 
needs in 
terms of 
housing 
type and 
tenure? 
 

Will it 
avoid 
congestion 
on existing 
roads and 
junctions?  

Will it deliver 
sustainable 
transport 
infrastructure? 

Will it retain 
and 
enhance 
community 
facilities?  
  

Will it 
increase 
the number 
of public 
car spaces 
in the 
village 
centre and 
improve 
sustainable 
transport 
links? 

Will it improve the 
delivery of a range 
of local 
employment 
opportunities?  
  

Will existing 
open 
spaces be 
protected & 
new open 
spaces be 
created?  

Will it 
protect or 
enhance 
biodiversity? 
  

Will it protect and 
enhance heritage 
and cultural 
assets?  
  
 

O O O O O O O O + O 
 
Policy TIP17 is the standard Essex Coast RAMS policy for neighbourhood plans, as endorsed by Natural England.  This 
policy ensures that Habitats sites will be protected through the requirement in the policy for residential development to 
make a financial contribution towards the Essex Coast RAMS to avoid and mitigate the impact of increased recreational 
disturbance in-combination with other allocations, plans and projects.  The policy includes interim arrangements, in the 
event that the neighbourhood plan is made prior to the adoption of the Essex Coast RAMS SPD.  It is recommended that 
a sentence is added to the supporting text about the importance of on-site mitigation measures, in addition to the offsite 
contribution. 
 

Cumulative appraisal 
 
The table, below, summarises the appraisal of all neighbourhood plan policies. 
 

Objectives  Assessment Criteria  TIP1 TIP2 TIP3 TIP4 TIP5 TIP6 TIP7 TIP8 TIP9 TIP 
10 

TIP 
11 

TIP 
12 

TIP 
13 

TIP 
14 

TIP 
16 

TIP 
17 

 1. To deliver well 
designed new homes in 
keeping with the village 
feel and identity of 
Tiptree on allocated 
sites to meet Tiptree’s 

 Will it deliver the 
number of houses 
needed to support the 
existing and growing 
population?  
  

O O O O O O O O O O O O + + + + O O 
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housing needs up to 
2033  

Will it provide a variety 
and choice to meet 
existing and future 
needs in terms of 
housing type and 
tenure? 
  
  
  
  

O O O O + + O O O + O O O + + + + O O 

2. To avoid increased 
congestion on existing 
roads and junctions in 
and around Tiptree and 
promote the provision of 
cycleways and footways 
from new development 
to existing village 
amenities including the 
village centre 
  
  

Will it avoid congestion 
on existing roads and 
junctions?  

O O + O O + + + O O O O O + + O O 

Will it deliver 
sustainable transport 
infrastructure? 

O + O O O + + O O O O O O + + O O 

3. To maintain and 
improve a safe, 
welcoming and attractive 
village centre to service 
the needs of the 
community 

Will it retain and 
enhance community 
facilities?  
  

O O O O O O O + + O + + O + + O O 

Will it increase the 
number of public car 
spaces in the village 
centre and improve 
sustainable transport 
links? 

O O O O O + O O + O O O + + O O 

4. To strengthen and 
support local economic 
activity and local 
economic areas by 
encouraging small 
businesses and 

Will it improve the 
delivery of a range of 
local employment 
opportunities?  
  

O O O O O O O + + + O O O + O O 



 

67 

promoting accessible 
business parks 
  
  
  
  
  

5. To protect and where 
possible, enhance open 
spaces, biodiversity and 
landscape character 

Will existing open 
spaces be protected & 
new open spaces be 
created?  

O O O O O O O O O O + + O + + + O 

Will it protect or 
enhance biodiversity? 
  

O + O O O O O O O O O O O O + + 

6. To value and protect 
our heritage 

Will it protect and 
enhance heritage and 
cultural assets?  
  
 

O + O O O O O O O O O O O O O O 

 
Positive effects have been identified for all of the neighbourhood plan SEA objectives, demonstrating that the 
neighbourhood plan includes policies that cover a range of sustainability issues of relevance to the community, and will 
contribute towards the achievement of sustainable development. 
 
The neighbourhood plan will deliver well designed homes to meet Tiptree’s housing need of 600 dwellings in the plan 
period.  Allocations are proposed to deliver 625 dwellings and policies require good quality design that respects the 
identity of Tiptree, including its heritage.  Policies require a range of tenures, which will address the housing needs of the 
village.  The Housing Needs Survey identifies a need for 2 bedroom dwellings.  
 
The proposed allocations are located within the north of Tiptree and one of the reasons for selecting these sites is 
because they will avoid an increase in traffic through the village.  Reducing congestion in Tiptree is one of the objectives 
of the neighbourhood plan.  Policies in the plan will help to ensure the delivery of sustainable transport infrastructure, 
making sustainable transport a realistic option for existing and future residents. 
 
Land is allocated for a new local employment area, which will strengthen and support local economic activity. 
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The proposed allocations avoid the loss of open space, local wildlife sites and areas of high landscape value.  Policies will 
lead to new areas of open space to support new housing.   
 
No negative effects have been identified.  This is not uncommon for neighbourhood plans.  Neighbourhood plans, unlike 
Local Plans, do not have to include policies on every topic. Furthermore, the SEA objectives have been established from 
Tiptree’s baseline and using the sustainability issues facing Tiptree.  It therefore follows that the neighbourhood plan 
policies and SEA objectives are compatible. 
 
The appraisal of plan policies has recommended that a criteria requiring biodiversity net gain is added to policies TIP13 
(Tower End) and TIP14 (Highlands Nursery and Elms Farm).  The appraisal has also recommended that a sentence is 
added to the supporting text to policy TIP17 (Essex Coast RAMS) referring to the importance of on-site mitigation 
measures. 
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Appendix 1: SLAA sites that are not reasonable options 

TIP05 and TIP36 are not considered reasonable options as they are proposed for fewer 

than 5 dwellings and are not adjacent to the existing settlement boundary.  As such 

these sites have not been appraised as part of the SEA. 

TIP26 is not considered a reasonable option as it is unlikely to deliver more than 5 

dwellings and whilst the existing dwelling has access onto Cherry Chase it is unclear 

how additional development would gain access.  As such it has not be appraised as part 

of the SEA. 

TIP28, TIP30 and TIP60 are not considered reasonable options as they are unlikely to 

deliver more than 5 dwellings.  As such these sites have not be appraised as part of the 

SEA. 

TIP07, TIP13, TIP31, TIP46, TIP47, TIP56, TIP58, TIP59, TIP62 and TIP64 are not 

considered reasonable options as they are physically separate from the existing 

settlement boundary.  As such these sites have not been appraised as part of the SEA. 

TIP21 is not considered a reasonable option as the SLAA indicates that there are issues 

with site availability and land ownership is unknown.  As such it has not be appraised as 

part of the SEA. 

TIP32 is not considered a reasonable option as planning permission has been granted 

for residential development on the site.  As such it has not be appraised as part of the 

SEA. 

TIP63 is not considered a reasonable option as the land is high risk of surface water 

flooding.  As such it has not be appraised as part of the SEA. 
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