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Our Concept Vision

With over 30 years of experience and a proven
track record, Gleeson Land has an unrivalled
abilitytosecuredeliverableandimplementable
planning permissions for new homes set within
beautiful open space which is sensitive to its
surroundings and constraints.




About Gleeson Land

We are a specialist land promotion business established in the 1990s. Gleeson Land forms part of MJ
Gleeson plc, which has been creating much needed new homes for local people for almost 120 years.
As part of the plc, we have the strength to invest for the long term, finding the right solutions to unlock
even the most complex of sites.

Over the past five years...

Gleeson Land hasan active portfolio of over 75 sitesand a strong track record in obtaining implementable
and deliverable planning approvals that keep a strong focus on the existing and future residents.

Over the past 5-years we have obtained planning approval for around 6,700 dwellings. Over this
period, the median time taken from validation to first house sales has been 3.1 years. A timeframe lower
than the national median of 5.2 years for comparable sized sites.

On every site our ambition is to secure planning permission to create a place people feel proud to call
their home. We achieve this through proposals that enhance and compliment the local community.

The People

We take the time to meet local people
to understand what they care about.
We can then ensure that our plans
offer something for everyone.

The Spaces

We promote spaces that bring
people together: delivering
community buildings, places to play,
and places for nature to thrive.

Permission for
over 6,700 new

homes

Homes for All

We promote schemes that will meet the needs of the local people at all stages of their
lives, complimenting and enhancing the ability for people to settle in an area.

3.1 years median
approval to first
house sales

Permission for
around 2,300
affordable homes




About Wilkin and Sons

Part of Tiptree’s Community

The Land at Brook Hall Farm is owned by Wilkin & Sons Ltd.
Established in 1885, Wilkin & Sons are a proudly employee
controlled business.

Wilkin & Sons has always been an integral part of the
local community and takes its social responsibilities
seriously.

Wilkin & Sons are proud of their Tiptree roots and are committed 7 | J The company supports local sports and arts
to the continuance of their leading role of bringing positive organisations and initiatives to improve the
outcomes to the village. environment.

Wilkin & Sons has an ongoing involvement with
the Tiptree Community Hub and a relationship
with FareShare, where 80,000 meals have been
contributed to fighting hunger in the UK.

Wilkin & Sons is the largest employer in Tiptree and is in the
top 20 largest employers in Colchester. The company provides
around 450 full time equivalent (FTE) direct jobs associated with
fruit growing and manufacturing, tea rooms, bakery, pudding
factory and a museum, while also supporting a wide variety of
local indirect and supply chain jobs. The annual Tiptree Strawberry Race raises funds for
various charities charity, including those with local
roots.

One of Colchester’s

450 FTE Jobs

Top 20
Employers

1700s

Trewlands Farm

Since 1757 the wilkin
family have been farming
at Tiptree.

60% of employees have a less
than 5-mile commute, with
80% having a less than 10-mile

commute.

25% of employees walk to
work, increasing to 30% when
considering those that cycle to

work.

1885

1911

Royal Warrant

Received  the Royal
Warrant from George V
and each subsequent
monarch has maintained
the tradition.

2016

Progress

First ‘New Growing System’ in the
UK for strawberries installed. This
allowed for the potential to increase
yield by 200% whilst reducing water
consumption.

1961

Investment and Innovation

The need for innovation and sustainability is central
to Wilkin & Sons activities.

Since 2016 Wilkins & Sons have reinvested in
numerous projects including:

In response to the ever changing economic
and climate change factors that impact a
largely agriculturally based business it is
necessary to continually reinvest in business
wide modernisation, adaptation and resilience

The introduction of the first New Growing
System (NGS) in the UK for strawberries.
The NGS offers a sustainable controlled
environment for the fruit.

A new energy centre at the factory.

initiatives. Construction of two winter fill reservoirs.
A solar power generation facility on land to the
south west of the factory.
Expansion Solar Power

Two new winter fill reservoirs open, increasing Wilkin & Sons
reservoirs to seven with a capacity of the equivalent of 50
Olympic sized swimming pools, the on-site reservoir network
allows for the farm to be self-sufficient in water usage, as
opposed to extracting from nearby water sources.

First phase of the solar power
facility becomes operational.

2016 2023

2030 and Beyond

Wilkin and Sons are working hard towards
a sustainable future, aiming to be carbon-
neutral by 2030 while developing longer
term strategies for diversification, energy
resilience, and broadly increasing investment
in projects that secure the company's future.

Population Growth

By the time the Wilkin family had begun
to move from arable to fruit farming in
1865, the village's population was 850.
People continued to choose Tiptree as a year. They were named after the
place to live and the 1961 Census recorded founders of the company, Arthur and
3,018 inhabitants. Charles.

Solar Power

Planning Applicatio for Solar Power Facility
approved. The solar panel proposals will
generate up to 6.15MW of power for the farm
for up to 25 years, contributing to the desire
of Wilkin & Sons to be a carbon neutral
business whilst providing energy resilience

Tiptree Preserves

In 1885, The Britannia Fruit Preserving
Company was formed and the very first
‘Tiptree' preserves were made. By 1895, in
addition to the factory workers, 400 pickers
were employed.

Energy Centre opens

This facility includes the installation of
two new boilers, which cut hundreds
of tonnes of carbon emissions each




Understanding

Tiptree

Neighbourhood Planning Context

The Tiptree Neighbourhood Plan was ‘made’ in May 2023 and
covers the 2022 to 2033 period. The Neighbourhood Plan was
prepared within the context of the adopted Local Plan and
allocated land along the northern edge of the village (the
Highland Nursery and Elms Farm sites) to deliver a minimum of
400 dwellings.

The allocations to the north seek to facilitate the first phase
of a northern link road connecting Colchester Road (B1022)
with Grange Road. The second phase of the link road requires
land outside of the Neighbourhood Plan area. This being land
associated with an emerging Local Plan allocation for 600
dwellings (Land to the North of Oak Road).

Tiptree is largely unconstrained in respect of significant national
or local planning policy planning designations. However, growth
options around the village are relatively limited due to a variety of
neighbourhood level factors including:

I\[o}q1s}

The proposed new Country Park to the north of the existing and
proposed housing allocations will provide a strongly defined
boundary to the north of the town.

Thurstable Schooland Warriors Rest limits potential future growth
to the northeast

East

Local Wildlife Sites, Ancient Woodland, Tiptree Sewage Treatment
Works and associated cordon sanitaire, and the highways access
options to the east of Tiptree limits future growth options.

South and South East

Wilkin & Sons own the land to the south of Tiptree. Whilst the
majority of this is proposed to continue forming an integral part
of the business, the land at Brook Hall Farm is seen as surplus
to the core functions. The presence of Layer Brook provides a
definitive southern boundary to the village, and the creation of a
new, large parkland will ensure concerns regarding coalescence
with Tolleshunt Knight can be mitigated.

West

Expansion west is limited by Brook Meadow's Local Wildlife site,
the proposed BNG offsite enhancement area and Florence Park.
As demonstrated by the recent refusal of a revised scheme to the
west of Tiptree, coalescence with Tiptree Heath is also a strong
consideration west of the village.

Key
[ Application Site

[ wilkin & Sons Wider Landholding

Consented / built out/ Allocated Schemes

[ Preferred Options Settlement Boundary

Local Wildlife Site

Gypsy & Traveller Sites

District Centre

Strategic Offsite BNG

Neighbourhood Plan Area

Allotments

Scheduled Monument

Local Green Space

Site Special Scientific Interest

Flood Zone 2

Flood Zone 3

Preferred Options Employment Allocations
Preferred Options Residential Allocations
Commitments & Neighbourhood Plan Allocations

Open Space




Understanding Tiptree

Population and Housing

The growth of Tiptree as a village can largely be traced back to the 1800's and can partly be attributed to the
growth of Wilkin and Son's as a key local employer.

The 1970's saw a notable period of housing growth and Tiptree's population doubled over the decade to
around 8,000. Over the proceeding 40 years Tiptree's population has typically increased at an average rate
of 0.6% per annum. A rate lower than that observed across of the wider Colchester area (1% per annum).

Tiptree's population structure like many more rural settlements is becoming increasingly aged. In 2021, 19%
Tiptree's population was aged 70+, a level significantly higher than the wider Colchester area (13%), Essex
(15%), and England (14%). The latest ONS population projections anticipates this aging population trend will
continue over the emerging Local Plan period to 2041 and beyond.

Anecdotal local concerns over high house prices and lack of suitable stock is confirmed by analysis of both
Census and official housing affordability data. There appears to be a particular shortage of smaller stock for
newly forming households and those wishing to downsize.

Tiptree Population: 1921 to 2021 Tiptree Population Change: 1911 to 2021
10,000
9,000
w
= Aged 50-59
5 6,000 9 -
® 5000 Aged 40-49 -
a
3,000 Aged 20-29 -
2,000
I l Aged 10-19 -
1,000 .
Aged 0-9
. .
1921 1931 1941 1951 1961 1974 1981 1991 2001 2011 2021 -40% -20% 0% 20% 40% 60%
House Size (Bedrooms): 2021 House Type: 2021
45% 45%
% %
< 40% § 40
g % & 5%
™ 30% 8 30%
5 2 259
= 25% L =%
o 0%
c 20% < 2
o £ 15%
£ 15% 5
Q Q 10%
S 10% ©
a a 5%
5%
N
0% Detached Semi-detached Terraced Flat or Converted
1 bedroom 2 bedrooms 3 bedrooms 4+ bedrooms Building
mTiptree ®Main Towns ®Main Towns mTiptree ®Main Towns mColchester

A Walkable Neighbourhood

The concept of the 15- or 20-minute neighbourhood seeks to ensure that key community
facilities and services are within an easy and safe walking or cycling (active travel) distance from
where people live.

As below, as a defined ‘District Centre’ Tiptree has a broad range of key facilities and services
that are within an easy and acceptable walking and cycling distance for most existing residents.

There are four primary schools, a secondary school, three supermarkets, a commmunity centre,
and a health centre as well as a range of independent shops, cafes and restaurants. Existing
provision is concentrated along Church Road and within the northern half of the village.

The settlement is also served by two main bus routes, the 75 between Maldon and Colchester
and the 91 between Witham and Tollesbury. Although Tiptree does not have its own mainline
railway station, Kelvedon station with services between London Liverpool Street and Norwich is
located around 3 km to the north west.

Key
Site

Care Facilities

4
9 Dentists
¢
%

GP

Indoor community
space

library

\ / Post office

= Main road
—— Minor road

Q Retail
Primary
education

[::) Secondary
education

Walk times

[] under 30 Minutes
[ ] 15-20 Minutes
[ 10 -15 Minutes
I 5-10 Minutes
I under 5 Minutes




Understanding Tiptree

Education

There are four existing primary schools within Tiptree, which
collectively have net capacity for 855 pupils. The latest pupil place
forecast from Essex County Council, as Education Authority), indicates
that the schools are expected to reach capacity within the 2026/27
academic year. However, should additional places be needed, there
is some potential (but limited) capacity within the existing school
accommodation.

The Thurstable School within Tiptree is a secondary school. The
school has capacity for 1,275 pupils. The latest forecast indicates
some limited headroom capacity over the period to 2035. Again, any
unexpected short-term capacity shortfall is expected to be address
within the school’s existing accommodation.

Primary Care

NHS Suffolk and North East Essex Integrated Care Board
confirmed in early 2025 that the Tiptree Medical Centre was
operating at over-capacity and additional capacity is needed
within the medical centre’s catchment area.

However, as part of the Land to the West of Colchester Road site,
land for a new health and well-being hub that will support a new
medical centre and community facility is proposed. Qualifying
developments within the Tiptree area will provide developer
contributions towards funding the new hub.

In addition to the existing medical centre, Tiptree has a dentist,
pharmacy and opticians within Church Road. Although there
is a waiting list for NHS treatment places, the Tiptree Dental
Practice accepts new private patients.

NV [ 4

Open Space and Well-being

There is a broad range of open space provision within
and around Tiptree including, public parks, religious
grounds, sports pitches, playing fields and children’s play
provision.

Although Tiptree has a range of existing open space
typologies, much of Tiptree fails meet Natural England’s
' Doorstep), ‘Local’ and ‘Neighbourhood’ access to green
space minimum standards. The Tiptree Neighbourhood
Plan evidence base cites a specific lack of open space
with space to roam.

With an aging population profile there is also a question
over the extent to which existing provision meets current
and future open space typology needs of the community.

[ Tiptree Neighborhood plan area Access to natural greenspace
Bowling Green classification
I Cemetery
Other Sports Facility 2
B Play Space ]
Playing Field 4
5
6

W Public Park Or Garden
W Religious Grounds

Windmill Hil Tiptree

yver-Brook

Tiptree Heathgr
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Brook Hall Farm

Access and Transport

Sustainable Travel

The site benefits from convenient and convivial pedestrian access to
the facilities offered in the Town Centre, with continuous footways
and street lighting. A number of facilities are within easy walking
distance of the site, including Tesco (within 600m), in addition to a
number of other retail offerings and primary schools.

The team are aware of the need to promote sustainable travel
initiatives as part of the proposals which will require a vision-led
approach to the transport aspects of the development, in line with
emerging Government guidance. An effective and comprehensive
set of Travel Planning initiatives will underpin the successful delivery
of the scheme and will consider measures such as improved bus
services, shuttle-buses or demand-responsive services to the rail
station, taster vouchers for local transport and pedestrian and
cycle infrastructure improvements, many of which our team have
successfully implemented elsewhere in the County.

Public Transport

Bus route 91 passes the southern
boundary of the site and connects
Tollesbury to Witham, providing
access to Witham and Kelvedon
rail  stations. The proposals
will provide the opportunity to
investigate improvements to the
service including infrastructure and
frequency upgrades, in addition
to the possibility of diverting the
service into the site. Additional bus
services are accessible from within
the Town Centre and provide regular
connections to Colchester, Maldon
and Heybridge.

Vehicular Transport

The site lies to the southeast of the Town Centre, with the adjacent highway
infrastructure offering opportunities to bypass the centre of Town to access
destinations such as Colchester/Al2 north (via Newbridge Road) and Chelmsford/
Witham/Al2 south (via Braxted Park Road). Direct vehicular access can be achieved
onto Factory Hill, with the exact form of junction to be determined through
modelling and dialogue with the Local Highway Authority.

We are aware of the sensitivity of some local junctions, particularly within the centre
of Tiptree where the double-mini roundabout at Church Road/Kelvedon Road can
experience some congestion in peak periods. Notwithstanding where the site sits
in relation to the centre of the town, as might be expected, a small element of
development traffic from the proposed site will inevitably pass through Tiptree,
during these peak periods.

The development team have undertaken detailed analysis of this junction and the
potential impacts of additional traffic within the town centre, including reviewing
available public highway land which may offer the potential toimprove the junction’s
operation. The analysis has identified that, while the proposals will reduce capacity
at this junction, it does so to a relatively limited degree.




Brook Hall Farm
landscape

Green Gap

Overall, the site is well screened and public
views of the site are only possible from
localised geographic areas.

It is proposed that a ‘green gap' between
Tiptree and Toleshunt Knights is provided
as part of the masterplan, preventing
coalescence, forming a verdant new
settlement edge to Tiptree, and enhancing
habitat connectivity to the wider landscape.

Conservation

Boundary Vegetation

Whilst ancient woodland holds and defines part of the southeastern edge of Tiptree,
views from Tolleshunt Knights towards the Tiptree settlement edge and of the newly
builtdevelopmentis relatively open,including the newly built development at Raspberry
Fields and Honey Lane. As such, development of the site would not be uncharacteristic,
especially if set behind open space and supplemented by green infrastructure as
proposed.

The proposals will look to bolster existing boundary vegetation and incorporate a green
buffer in the form of a woodland tree belt and layers of trees within the open space.
This will create a treed character which in the fullness of time, will mitigate the localised
visual harm, whilst also positively responding to the landscape strategy for LCA F2:
Tiptree Wooded Farland.

Archaeology Listed Buildings

Habitats

Valued habitats, including the ancient woodland
and priority habitats that lie within and adjacent
to the site will be protected and enhanced where
possible.

We will review the opportunity to reinstate historic
field boundaries with hedgerow planting within
the areas of open space to restore a sense of time
depth.

The Site is not located within or near to a Conservation Area, nor Colchester is a well-established area There are a number of built heritage assets in the area surrounding the site, the
is it located in an area of known archaeological importance. Essex of settlement during the Iron Age closest of these being the Grade Il listed Brook Hall on Factory Road to the south
Historic Environment Records return no recorded finds within the and Roman periods and therefore of the Site and the Grade || listed House, now part of Wilkins & Sons Jam factory
it may be there are unknown and adjacent wall, within the factory site. Neither of these appear directly related
archaeological assets within the site. to the site. The presence of these and other heritage assets in the area will be
Archaeological assessment will be reflected in the emerging proposals, seeking to avoid any harm to the significance
completed in due course. of designated heritage assets through design.

site area.




Understanding Land
at Brook Hall Farm

Open Space and Wellbeing

Currently, the Site offers very limited opportunity for promoting access to open space and
the wider countryside, limited to the presence of a single public right of way through the
Site. Development offers the opportunity, alongside the provision of homes and other uses,
to secure significant new areas of green and blue infrastructure providing a variety of open
spaces. The intention is to provide multifunctional spaces which have potential benefits for
play, health, wellbeing, landscape, ecology, drainage and climate change.

The emerging proposals have the prospect to address existing open space deficiencies in

Tiptree, including providing wide new areas to roam set within an enhanced countryside
edge landscape.

D

Services and Infrastructure

A desk top analysis of the site has found that there are rising mains crossing the site
which will either be planned around or diverted along a new route through the proposed
development. Other existing utility infrastructure in Factory Hill will be assessed against
the proposed new junction and diversionary works identified, where necessary.

Proposals for new supplies will be sought from providers in due course to determine what
capacity is available and the extent of any reinforcement works required to service the
development.

Flood Risk and Drainage

Environment Agency mapping shows that the large part of the site lies in Flood Zone 1and
has a less than 1in 1000 chance of annual flooding from rivers or the sea, except for a thin
corridor of land adjacent to the Layer Brook which lies in Flood Zone 2 & 3. Development
will not be proposed in these areas.

There are some regions where the maps indicate some risk of surface water flooding where
heavy rainfall in a short period of time can accumulate within the site. Any development
proposals for the site will, where possible, avoid these areas and drainage solutions will be
provided that will not increase the risk of flooding to the surrounding area.

Surface water runoff from the proposed development will be drained in accordance with the
SuDS hierarchy with priority given to infiltration into the ground. If the underlying geology
does not permit this approach, drainage will discharge to the Layer Brook, restricted to the
greenfield runoff rate, with SuDS features provided to store excess water and opportunities
to provide landscaping, biodiversity and ecological enhancement.




Our Emerging
Concept

Tiptree is a recognised sustainable large village
within the Colchester Local Plan

There are no known planning policy constraints
that would impact this site and the technical site
constraints such as surface water attenuation and
the public right of way have been accounted for in
the scheme, ensuring development avoids these
areas whilst enhancing them with landscaping /
planting.

The Proposed Masterplan prioritises connection
to public open space and offers appealing
placemaking elements, with a varied sequence
of open spaces and movement corridors that
give a sense of identity to different parts of the
development.

Wide landscaped buffer to the eastern boundary
consisting of public open space, new trees and
planting, SUDS areas and BNG Enhancement.
New Primary School in the heart of the site

New Community Hub visible from Factory Hill
with community facilities.

Development parcels at .a manageable scale
that allows residents to easily connect with
public open spaces.

Green buffer around listed building to the South
East.

Proposed Employment Site on South side of
Factory Hill accessed via new roundabout.

500 homes

A mix of market-rate and affordable
home to meet local needs.

Community Hub

Including community facility and
convenience store space.

Woodland

Existing Reservoir

Recently built development

Planning Approval 7
Allotments being built as
4

Ref: 130245/172814

part of adjacent development
Ref. 130245/172814) accessed
'om retained track ‘ Honey Lane’

Existing
Pond

Primary School

Land for new primary school with
integrated preschool and sports
facilities.

25ha Green Space

25ha publicly accessible open space
including youth play space, community
orchard and woodlands, sensory
garden and meeting spaces.

Landscaped buffer consisting of
SUDS, POS and New Planting

Existing Hedgerow and PROW

retained and new planting

to create a Woodland and
Habitat Link through Site

BNG Enhancement
Area (3.97 HA/9.82 Acres)

790 FTE Jobs

During the operational phase
including around 550 direct and 260
indirect and induced jobs.

2ha Employment Land

Providing space for potential future
Jam Factory expansion and/ or
workshop space for local businesses.




Our Emerging
Concept

y. : Homes for Different Needs:

‘. + A range of well-designed homes will be .

° * provided to suit people at different stages :

. .+ of life, helping to create a balanced and .

°  inclusive community :

. -+ Primary School :

. . + Land for new primary school with .

. ., * integrated pre-school and sports facilities *

: s cccccccoclococccoocone I I R I I I

et eeleeseacesaaann, . Easy to Get Around . : Landscape Buffer .
. Employment Land : : Commuth Hub : ¢ Streets and footpaths will be ? ¢ Wide Landscape Buffer preserved along ¢
. 2h £ | land f ial * . : : . . designed to make walking and . | riverside forms a natural ‘edge’ to the .
- ectares of employment land for potergjtla . . Inc]gdlng community : . cycling the natural choice, linking * « settlement expansion for the purposes of *
: LS I Fa%ctolry Iexpa)nsmn and/or : . facility and convenience . *  homes to nearby facilities, green | * settlement separation, amenity / recreation .
¢ workshop space for local businesses . . store space : spaces and the wider area. y space as well as SUD's and BNG. .
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