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1 INTRODUCTION 

1.1 This Basic Conditions Statement has been produced to explain how the proposed Boxted 

Neighbourhood Development Plan has been prepared in accordance with the Neighbourhood 

Planning General Regulations 2012 and how the basic conditions of neighbourhood planning and 

other considerations as prescribed by Paragraph 8(2) of Schedule 4B to the Town and Country 

Planning Act 1990 have been considered to have been met. 

1.2 The Statement addresses each of the four ‘basic conditions’ required of the Regulations and 

explains how the submitted Neighbourhood Plan meets the requirements of paragraph 8(2) of 

Schedule 4B to the 1990 Town & Country Planning Act. 

1.3 The Regulations state that a Neighbourhood Plan will be considered to have met the basic 

conditions if: 

 having regard to national policies and advice contained in guidance issued by the Secretary of 

State, it is appropriate to make the neighbourhood development plan;  

 the making of the neighbourhood development plan contributes to the achievement of 

sustainable development; 

 the making of the neighbourhood development plan is in general conformity with the strategic 

policies contained in the development plan for the area of the authority (or any part of that 

area); and 

 the making of the neighbourhood development plan does not breach, and is otherwise 

compatible with, EU obligations. 

Supporting documents and evidence 

1.4 The Boxted Neighbourhood Plan is supported by a Consultation Statement and this Basic 

Conditions Statement. 

Key statements 

1.5 Boxted Parish Council is a qualifying body and entitled to submit a Neighbourhood Plan for its own 

parish. The Boxted Neighbourhood Plan expresses policies that relate to the development and use 

of land only within the neighbourhood area. 

1.6 The neighbourhood area is contiguous with the parish boundary, as shown in the map 

accompanying the neighbourhood area designation application. 

1.7 The Boxted Neighbourhood Plan covers the period from 2014 to 2029.  

1.8 No provision for excluded development such as national infrastructure is contained within the 

Neighbourhood Plan. 

1.9 The Boxted Neighbourhood Plan does not relate to more than one neighbourhood area. It is solely 

related to the area of Boxted as designated by Colchester Borough Council on 8th October 2012. 

1.10 There are no other neighbourhood plans in place for the Boxted neighbourhood area. 
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2 CONFORMITY WITH NATIONAL PLANNING POLICY 

2.1 It is required that the Boxted Neighbourhood Plan (BNP) has appropriate regard to national 

planning policy. This is principally provided by the National Planning Policy Framework (NPPF).  

National Planning Policy Framework 

2.2 The NPPF in sections 183-185 refers to Neighbourhood Plans and seeks that those plans have 

regard to the policies in the NPPF and to be in 'general conformity' with the strategic policies of 

the Local Plan. This phrasing is explained more clearly by the Localism Act which refers to the 

'adopted Development Plan'. 

2.3 This section demonstrates that the BNP has regard to relevant policies within the NPPF in relation 

to: 

 Delivering a wide choice of high quality homes 

 Supporting a prosperous rural economy  

 Promoting sustainable transport 

 Supporting high quality communications infrastructure  

 Requiring good design 

 Promoting healthy communities 

 Conserving and enhancing the natural environment 

2.4 The BNP has five principal objectives. We summarise them in Table 2.1 below and which NPPF 

goals each objective seeks to address. 

2.5 Table 2.2 then provides a summary of how each policy in the BNP conforms specifically to the 

NPPF. 

Table 2.1: Assessment of BNP objectives against NPPF goals 

BNP Objective Relevant NPPF goal 

Ensure housing developments meet the needs of the local 

community, including for affordable housing 

Delivering a wide choice of high quality 

homes. 

Provide additional community infrastructure to maintain and 
improve the sustainability of Boxted as a rural parish  

Promoting healthy communities 

Protect the character and landscape of the parish and 

ensure that it does not coalesce with urban Colchester 

Conserving and enhancing the natural 

environment. 

Ensure that the rural employment base is, where possible, 

retained and the supporting infrastructure for rural working 
is provided 

Building a strong, competitive economy. 

Supporting a prosperous rural economy. 

Address highway safety and parking issues and improve the 

potential for movement by non-car modes 

Promoting sustainable transport. 
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Table 2.2: Assessment of how each policy in the BNP conforms to the NPPF 

No. Policy title and 
reference 

NPPF 
ref. 

(para.) 

Commentary 

1 Policy SB1: Village 
settlement boundaries 

55, 109 Defines the existing built up area boundary to ensure consistency with the need to deliver affordable and open 
market rural homes and to protect the natural landscape beyond the urban edge. 

2 Policy LC1: Coalescence 

with Colchester urban 
area 

28, 55 Seeks to be positive about the growth of appropriate uses in the countryside, recognising the value that they 

could bring to the rural economy of Boxted, whilst also recognising that the green gap between Boxted and 
Colchester must be retained. 

3 Policy LC2: Protection of 

landscape character 

58, 61 Seeks to ensure that development on the edge or close to the edge of the settlement sits appropriately within 

the wider landscape and does not have a detrimental impact on the rural setting of Boxted. 

4 Policy SM1: Loss of visual 

amenity/unacceptable 

noise impact from 
commercial activity 

28, 109 Seeks to avoid discouraging commercial activity in rural areas that supports the local economy whilst at the 

same time recognising that this cannot have a detrimental impact on the wider environment by virtue of noise 

pollution in particular. 

5 Policy HF1: Hill Farm site, 
Carters Hill/Boxted 

Straight Road  

22, 50, 
54, 73, 

111 

Allocates a brownfield site for housing that has been a vacant employment site for nearly ten years. It is located 
close to the primary school and also to the centre of Boxted village. It also creates the possibility of a drop-off 

point for cars bringing children to and from the primary school, so reducing congestion. The site provides for a 

significant proportion of the local affordable housing needs and contributes towards the provision of improved 
community facilities for sport and recreation and potentially a village shop and live-work units. 

6 Policy RE1: Provision of a 

community shop 

70 Seeks to provide the necessary flexibility to permit a community shop to come forward and serve some of the 

basic convenience needs of the community. 

7 Policy BI1: High speed 

broadband 

43 Seeks to ensure that Boxted is provided with a high quality communications network in order that its economic 

base can grow. 

8 Policy TM1: Highway 
safety and parking  

39 Recognises the impact of on-street parking and seeks to ensure that new development provides for off-street 
parking commensurate with the comparatively high levels of car ownership in a rural parish. 

9 Policy TM2: Improving the 

bridleway network 

30, 75 Seeks to improve access to the countryside and ensure that non-car users have alternative routes to the existing 

road network 
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National Planning Practice Guidance 

2.6 The National Planning Practice Guidance (PPG) was issued on 6th March 2014. It clarifies certain 

matters within the NPPF.  

Ensuring deliverability 

2.7 The PPG addresses whether neighbourhood plans have to be deliverable. It directs this to the 

NPPF and the requirement that the sites and the scale of development identified in a plan should 

not be subject to such a scale of obligations and policy burdens that their ability to be developed 

viably is threatened. 

2.8 This has been an issue in the consideration of sites for allocation and the approach taken has been 

borne out by the comments received from all parties, none of which specifically state that the 

single site proposed for allocation (Policy HF1) would be undeliverable.  
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3 CONTRIBUTION TOWARDS SUSTAINABLE 

DEVELOPMENT 

3.1 The NPPF states in paragraph 14 that a presumption in favour of sustainable development is at 

the heart of the NPPF and ‘should be seen as a golden thread running through both plan-making 

and decision-taking.’ 

3.2 The strategic objectives of the Neighbourhood Plan comprise a balance of social, economic and 

environmental goals.  

3.3 The social goals are to maintain a thriving community within Boxted, recognising that the 

community and its needs may change over time. This it seeks to achieve by providing an 

appropriate mix of new homes to meet the demands and needs of the local and wider community.  

3.4 The economic goals are to retain the existing employment base and to provide opportunities for 

the new growth within Boxted. This it seeks to achieve by creating the flexibility for new rural 

businesses to start up and by ensuring that communications infrastructure, in the form of 

broadband, is in place. 

3.5 The environmental goals are to protect the rural environment and ensure that development 

recognises this in its design, landscaping and access to the surrounding rural areas. This it seeks 

to achieve through the provision of guidance on the requirements of any planning application in 

respect of the proposed site allocation. It also provides guidance on the appropriateness of 

development adjacent to the edge of the village settlement boundaries and the importance of 

retaining the green gap between Boxted and urban Colchester. 

3.6 Following consultation with the Natural England, Environment Agency and English Heritage in 

2014, Colchester Borough Council concluded that  a Strategic Environmental Assessment and  

Appropriate Assessment  was not required as the BNP is unlikely to have a significant impact on 

the environment including designated European habitats /species. 

Site allocation 

3.7 One of the fundamental activities of the BNP is to allocate a site for residential development (Policy 

HF1). This is in order in particular to address the affordable housing needs of Boxted. 

3.8 Potential sites and locations were considered through a variety of sources: 

 The Boxted Neighbourhood Plan Group considered the evidence on potential sites through the 

Colchester Strategic Housing Land Availability Assessment (SHLAA). No sites were submitted 

as part of the original call-for-sites in 2007/8 but in the 2014 call, a site (land at Runkins Farm) 

was submitted in the neighbourhood plan area.  

 Outside of the formal SHLAA process, the site at Hill Farm was put forward for residential 

development by its owners.  

 The community was asked at the 2012 engagement event about whether there were other 

locations that they would wish to see development. No specific sites were presented by the 

BNP Group but a range of sites/locations were suggested by the public. These are shown in 

Table 3.1. It should be noted that a further site – the former Wig & Fidgett Pub – but this is 

being developed so was excluded from the assessment. 

 At the Pre-Submission Consultation (Regulation 14) stage, representations were made by a 

landowner in respect of a parcel of land that he owned that is adjacent to the settlement 
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boundary of Boxted Cross. His representations requested that the land was included within 

the settlement boundary rather than allocation. Nevertheless, the site was considered but was 

felt to be too small (0.12 hectares) and unable to contribute positively towards addressing the 

objectives of the Neighbourhood Plan. It was therefore excluded from further consideration 

for allocation. 

3.9 It was considered necessary to undertake a high level sustainability appraisal of these 

sites/locations. The framework for the assessment was taken from the Sustainability Appraisal 

used to inform the Colchester Core Strategy (undertaken in 2007). This is shown in Table 3.1 

below. 

3.10 Table 3.1 shows that the most sustainable option, when assessed against the high level criteria, 

was the Hill Farm site. 

3.11 The Hill Farm site is currently allocated in the Colchester Core Strategy as a local employment 

zone. Policy DP5 (Appropriate Employment Uses and Protection of Employment Land and Existing 

Businesses) sets out the appropriate uses on the site and seeks to safeguard them for employment 

use. However, policy 22 of the NPPF states that: 

“Planning policies should avoid the long term protection of sites allocated 

for employment use where there is no reasonable prospect of a site being 

used for that purpose. Land allocations should be regularly reviewed. Where 

there is no reasonable prospect of a site being used for the allocated 

employment use, applications for alternative uses of land or buildings 

should be treated on their merits having regard to market signals and the 

relative need for different land uses to support sustainable local 

communities.” 

3.12 The site has not been in employment use for approximately ten years. In 2007, permission was 

granted for the development of new commercial units totalling over 2,000m². Of this, just over 

600m² would be offices, with the remainder light industrial units. However, discussions with the 

landowner has shown that such development would be commercially unviable. In particular, the 

development of a significant quantum of employment floorspace at the strategic location of North 

Colchester was cited as a reason. This floorspace is in a better location, with immediate links onto 

the A12, and therefore renders floorspace such as that with planning permission at Hill Farm unable 

to compete. 

3.13 In combination with this, the Neighbourhood Plan process identified a need for affordable housing 

to address the needs of the community of Boxted. As the only site with potential to accommodate 

development and no sites coming forward for rural exceptions, it is considered that this represents 

the only opportunity to provide affordable housing and therefore to support a sustainable local 

community as required by the NPPF. 

3.14 Whilst the scale of the site is quite large for a rural settlement such as Boxted Cross, this ensures 

that there will be sufficient housing to address a range of needs and to bring forward the quantum 

of affordable housing which can address local needs specific to Boxted parish. This scale of 

development also creates the opportunity to secure developer contributions that can address the 

need to improve sports and recreation facilities at the King George Playing Fields, including the 

Sports and Social Club building. 

3.15 The site is opposite Boxted Primary School so is therefore considered to be in a sustainable 

location. 
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3.16 Overall, it is considered that the allocation of the site for residential use will represent a sustainable 

use of a derelict brownfield site and will contribute significantly towards addressing the objectives 

of the Neighbourhood Plan. 
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Table 3.1: High level sustainability appraisal of sites/locations suggested to inform the Boxted Neighbourhood Plan 

Sustainability 
Objectives 

Runkins 
Farm 

Hill Farm Area 
behind 

Methodist 

Chapel 

Site next 
to 

Vineyard/ 

Thatchers 
Cottage 

Small-
holdings 

Langham 
Road/ 

Langham 

Lane 

Chapel 
Road/Mill 

Road  

Cage 
Lane/ 

Chapel 

Road 

By Rose 
Cottage, 

Wet Lane 

To ensure that 

everyone has the 
opportunity to live in a 

decent and affordable 
home 

++ ++ 

+ or ++ 

(dependent 
on size of 

site) 

+ or ++ 

(dependent 
on size of 

site) 

+ or ++ 

(dependent 
on size of 

site) 

+ or ++ 

(dependent 
on size of 

site) 

+ or ++ 

(dependent 
on size of 

site) 

+ or ++ 

(dependent 
on size of 

site) 

+ or ++ 

(dependent 
on size of 

site) 

To ensure that 
development is 

located sustainably 
and makes efficient 

use of land 

- - 

(located 
well away 

from 
services on 

greenfield 

site) 

++  

(well 
located 

close to 
services on 

brownfield 

site) 

- 

(located 
away from 

services on 

greenfield 
site) 

- 

(located 
away from 

services on 

greenfield 
site) 

- 
(located 

well away 
from 

services) 

- - 

(located 
well away 

from 
services on 

greenfield 

site) 

- 
(located 

well away 
from 

services) 

- - 

(located 
well away 

from 
services on 

greenfield 

site) 

- - 

(located 
well away 

from 
services on 

greenfield 

site) 

To achieve a 

prosperous and 
sustainable economy 

and improve the 

vitality of town centres 

0 
(site not 

suitable for 
empl. uses) 

- 
(loss of 

vacant 
empl. site) 

0 
(site not 

suitable for 
empl. uses) 

0 
(site not 

suitable for 
empl. uses) 

- 

(Potential 
loss of 

empl. on 

site) 

0 
(site not 

suitable for 
empl. uses) 

0 
(site not 

suitable for 
empl. uses) 

0 
(site not 

suitable for 
empl. uses) 

0 
(site not 

suitable for 
empl. uses) 

To achieve more 

sustainable travel 

behaviour and reduce 
the need to travel 

- 

(site not 

near 
services) 

+ 
(site close 

to school) 

- 

(site not 

near 
services) 

- 

(site not 

near 
services) 

- 

(site not 

near 
services) 

- 

(site not 

near 
services) 

- 

(site not 

near 
services) 

- 

(site not 

near 
services) 

- 

(site not 

near 
services) 

To conserve and 
enhance the natural 

environment, natural 

resources and the 
biodiversity of the 

District 

- 
(Potential 

impact on 

landscape 
character/ 

would 
contribute 

towards 

coalescence 

+ 
(Potential to 

create 

village 
green for 

Boxted) 

- 

(Potential 
impact on 

landscape 
character) 

- 

(Potential 
impact on 

landscape 
character) 

- 

(Potential 
impact on 

landscape 
character) 

- 
(Potential 

impact on 

landscape 
character/ 

would 
contribute 

towards 

coalescence 

- 

(Potential 
impact on 

landscape 
character) 

- 

(Potential 
impact on 

landscape 
character) 

- 

(Potential 
impact on 

landscape 
character) 
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Sustainability 

Objectives 

Runkins 

Farm 

Hill Farm Area 

behind 
Methodist 

Chapel 

Site next 

to 
Vineyard/ 

Thatchers 

Cottage 

Small-

holdings 

Langham 

Road/ 
Langham 

Lane 

Chapel 

Road/Mill 
Road  

Cage 

Lane/ 
Chapel 

Road 

By Rose 

Cottage, 
Wet Lane 

with urban 

Colchester) 

with urban 

Colchester) 

To improve the 
education, skills and 

health of the 
Borough’s population 

0 

(no impact) 

0 

(no impact) 

0 

(no impact) 

0 

(no impact) 

0 

(no impact) 

0 

(no impact) 

0 

(no impact) 

0 

(no impact) 

0 

(no impact) 

To create safe and 

attractive public 
spaces and reduce 

crime 

0 
(potentially) 

0 
(potentially) 

0 
(potentially) 

0 
(potentially) 

0 
(potentially) 

0 
(potentially) 

0 
(potentially) 

0 
(potentially) 

0 
(potentially) 

To conserve and 
enhance the 

townscape character, 
historic and cultural 

assets of the District 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

To make efficient use 
of energy and 

resources, and reduce 
waste and greenhouse 

emissions 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 

0 
(no impact) 
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4 GENERAL CONFORMITY WITH THE STRATEGIC 

POLICIES OF THE DEVELOPMENT PLAN 

4.1 The development plan currently consists of the following: 

 2008 Colchester Core Strategy (selected policies revised July 2014) 

 2010 Colchester Site Allocations Development Plan Document (DPD) 

 2010 Colchester Development Policies (selected policies revised July 2014) 

 2014 Essex Minerals Local Plan  

 ‘Saved Policies’ of the 2001 Essex Waste Local Plan.  

4.2 The policies of relevance are shown in Table 4.1 below, along with a consideration of whether they 

represent the strategic policies of the development plan. Where they do, consideration is made of 

whether the BNP is in general conformity with them.  

4.3 Any policy that is not identified in Table 4.1 is not considered to be relevant to the BNP because 

the BNP does not have any policies that directly relate to it. 

4.4 It is confirmed that there are no policies in either the 2014 Essex Minerals Local Plan or the ‘Saved 

Policies’ or the 2001 Essex Waste Local Plan that the BNP policies have any relevance to. 
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Table 4.1: Relevant policies in the Colchester Local Plan 

Local Plan Policy BNP policy 

Core Strategy Policy SD1 – Sustainable 
Development Locations (as updated by 

the 2014 Local Plan Focused Review) 

Boxted is identified as a rural community with defined settlement boundaries for Boxted Cross, 
Boxted – Workhouse Hill and Boxted Mill Road. These settlement boundaries are proposed for 

retention in Policy SB1. 

The BNP also has policies that seek to address the sustainability of development (Policy SB1) 

and its compatibility with local character (Policy LC1). 

Core Strategy Policy H1 – Housing 
Delivery  

The Hill Farm allocation (Policy HF1) will contribute towards the 80% previously developed land 
target. It also contributes towards the requirement for ‘Other Villages’ to deliver 435 new 

dwellings over the period 2001 to 2021/23. 

Core Strategy Policy H2 – Housing 
Density (as updated by the 2014 Local 

Plan Focused Review) 

The Hill Farm allocation (Policy HF1) is considered to make efficient use of the site and that the 
absence of specifying a number of dwellings enables a well-designed scheme to be in keeping 

with its rural location.  

Core Strategy Policy H3 – Housing 
Diversity (as updated by the 2014 

Local Plan Focused Review) 

The Hill Farm allocation (Policy HF1) seeks to provide a range of housing, both by tenure and 
dwelling size. 

Core Strategy Policy H4 – Affordable 

Housing (as updated by the 2014 Local 

Plan Focused Review) 

The Hill Farm allocation (Policy HF1) seeks to provide affordable housing in line with CBC policy. 

Core Strategy Policy CE1 – Centres 

and Employment Classification and 

Hierarchy 

The Hill Farm allocation (Policy HF1) is in conflict with this policy because it is allocated as a 

local employment zone. However, it is considered that this is not a strategic employment 

allocation therefore can be addressed by the BNP. Moreover, it is considered that the site has 
little prospect of being brought forward for employment use and has lain derelict for nearly ten 

years. As such, paragraph 22 of the NPPF applies regarding the long term retention of 
employment sites where there is no reasonable prospect of them being used for that purpose. 

This was reinforced by an appeal decision in January 2015 in respect of a residential scheme on 
the site. 

Policy RE1 regarding the provision of a community shop is in conformity with this policy. 

Development Policy DP5 - Appropriate 
Employment Uses and Protection of 

In respect of the Hill Farm allocation (Policy HF1), this is dealt with above under Core Strategy 
Policy CE1. 



  
Boxted Neighbourhood Plan 

Basic Conditions Statement 

 

12 
 

Local Plan Policy BNP policy 

Employment Land and Existing 

Businesses 

Development Policy DP8 – Agricultural 

Development and Diversification 

Development Policy DP9 – 

Employment Uses in the Countryside 

This relates to Policy SM1 and the continued use in particular of former smallholdings for 

commercial activity. It is considered that Policy SM1 complements Policies DP8 and DP9 in 
ensuring that development does not have an adverse effect on the amenity of its rural location. 

Core Strategy Policy TA1 – Accessibility 
and Changing Travel Behaviour 

Policy TM2 seeks to improve accessibility by non-car modes via the bridleway network. 

The Hill Farm allocation (Policy HF1) requires the provision of a travel plan. 

Core Strategy Policy PR1 – Open 

Space and Recreation Facilities 

The Hill Farm allocation (Policy HF1) requires the provision of a village green for use by all. It 

also requires contributions to be used towards expanding and improving provision of recreation 
facilities at the King George Playing Fields. 

Core Strategy Policy ENV1 – 

Environment 

Policy LC1 seeks to retain the network of strategic green links and areas of accessible green 

space between Boxted and urban Colchester. 

The Hill Farm allocation (Policy HF1) is not at risk of flooding. 

Policy LC2 seeks to use landscape assessments to protect landscape character. It is therefore 
considered to complement Policy ENV1.  

Core Strategy Policy ENV2 – Rural 

communities 

Policy SB1 seeks to establish appropriate settlement boundaries within the context of planning 

for the needs of Boxted. The supporting text also makes reference to Policy ENV2. 
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5 DOES NOT BREACH, AND IS COMPATIBLE WITH, EU 

OBLIGATIONS AND HUMAN RIGHTS REQUIREMENTS 

5.1 The Neighbourhood Plan has regard to the fundamental rights and freedoms guaranteed under 

the European Convention on Human Rights and complies with the Human Rights Act. 

5.2 The BNP Group submitted a formal screening request regarding the need for a Strategic 

Environmental Assessment (SEA) of the draft BNP in July 2014. In the same month, Colchester 

Borough Council formally stated that an SEA was not required. The formal opinion is shown in 

Appendix 1. 

5.3 The Neighbourhood Area is not in close enough proximity to any European designated nature sites 

to warrant an Appropriate Assessment under the EU Habitats Regulations and so this has not been 

required by Colchester Borough Council. 
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6 CONCLUSION 

6.1 The Basic Conditions as set out in Schedule 4B to the TCPA 1990 are considered to be met by the 

Boxted Neighbourhood Plan and all the policies therein. It is therefore respectfully suggested to 

the Examiner that the Boxted Neighbourhood Plan complies with Paragraph 8(1)(a) of Schedule 

4B of the Act. 
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