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Sarratt	Neighbourhood	Plan	Examination	
Questions	of	Clarification	and	Note	of	Interim	Findings	from	the	Examiner	to	the	Parish	Council	
(PC)	and	Three	Rivers	District	Council	(TRDC)	
	
Having	completed	my	assessment	of	the	Neighbourhood	Plan	(the	Plan),	I	am	writing	to	set	out	
some	interim	findings	which	will	necessitate	a	decision	from	the	PC	as	to	how	best	to	proceed.			
	
I	also	set	out	some	questions	of	clarification	which	either	relate	to	matters	of	fact	or	are	areas	in	
which	I	seek	clarification	or	further	information.			
	
I	would	be	grateful	if	both	Councils	(as	appropriate)	could	kindly	assist	me	as	appropriate.		Please	
do	not	send	or	direct	me	to	evidence	that	is	not	already	publicly	available	at	this	stage.			
	
Interim	Findings	and	Likely	Recommended	Modifications	to	the	Plan	and	its	policies	
	
A	The	adequacy	of	supporting	documents	
	
Consultation	Statement	
	
Unfortunately	I	do	not	consider	that	the	Consultation	Statement	satisfactorily	meets	the	
requirements	which	are	set	out	in	Regulation.		These	are	that	the	Consultation	Statement	should	
give	details	of	the	persons	and	bodies	who	were	consulted	about	the	proposed	Plan,	explain	how		
they	were	consulted,	summarise	the	main	issues	and	concerns	raised	by	the	persons	consulted	
and	describe	how	these	issues	and	concerns	have	been	considered	and,	where	relevant	
addressed	in	the	Plan.	
	
	It	is	not	clear	to	me	from	the	Consultation	Statement:	
	

i) what	engagement	was	carried	out	prior	to	the	pre-submission	(Regulation	14)	stage	of	
consultation	

ii) when	the	pre-submission	consultation	took	place	(six	week	period)	
iii) who	was	consulted	at	Regulation	14	stage	
iv) how	people	and	the	consultation	bodies	were	consulted	at	Regulation	14	stage	i.e.	

how	was	this	stage	publicised,	where	was	the	Plan	available	to	view,	how	
representations	could	be	made	and		

v) the	outcomes	of	the	engagement	carried	out.	
	
It	appears	from	the	document,	that	Regulation	14	consultation	took	place	at	some	point	between	
12/15	August	–	25	September	2022	after	two	consultation	days	held	the	year	before	and	
following	feedback	from	TRDC.		The	comments	received	are	briefly	summarised	in	Appendix	1.			
	
I	suspect	that	engagement	has	been	carried	out	and	that	the	pre-submission	stage	may	well	have	
been	carried	out	appropriately	and	for	a	period	of	six	weeks.		However,	I	am	not	clear	on	how	the	
consultation	was	publicised	and	how	the	Plan	could	be	accessed	or	viewed	by	interested	persons,	
whether	there	were	any	events	held	and	so	on.	
	
Overall	I	consider	that	the	Consultation	Statement	should	be	redone	to	make	it	clearer	and	more	
robust.		A	timeline	could	perhaps	usefully	be	included.		There	are	many	good	examples	of	
Consultation	Statements	that	the	PC	might	find	it	useful	to	look	at	in	revising	the	Consultation	
Statement.			
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Basic	Conditions	Statement	
	
Unfortunately	the	Basic	Conditions	Statement	makes	no	mention	of	the	requirements	the	
examiner	has	to	check:1	
	

§ Has	the	Plan	been	prepared	and	submitted	for	examination	by	a	qualifying	body	
§ Has	it	been	prepared	for	an	area	that	has	been	properly	designated	for	such	plan	

preparation	
§ Does	it	meet	the	requirements	to	i)	specify	the	period	to	which	it	has	effect;	ii)	not	include	

provision	about	excluded	development;	and	iii)	not	relate	to	more	than	one	
neighbourhood	area	and		

§ Whether		its	policies	relate	to	the	development	and	use	of	land	for	a	designated	
neighbourhood	area.	

	
The	statement	offers	little	discussion	of	national	policy	and	guidance	and	no	discussion	on	how	
the	Plan	is	in	general	conformity	with	development	plan	policies	except	for	referring	readers	to	
the	Plan	itself.		There	is	little	discussion	in	the	Plan	itself	with	regard	to	the	National	Planning	
Policy	Framework	or	to	the	Core	Strategy	and	other	development	plan	policies.			
	
There	is	reference	to	European	Union	Regulations,	but	no	mention	of	the	Strategic	Environmental	
Assessment	and	Habitats	Regulations	Screening	Report.	
	
An	Equality	Impact	Assessment	is	referred	to,	but	is	not	included	with	the	documentation.	
	
Overall	I	consider	that	the	Basic	Conditions	Statement	should	be	redone	to	make	it	robust.	
	
Other	Supporting	Evidence	for	Policies	3,	7	and	11	
	
A1.	Policy	3	(Historic	Character)	refers	to	“important	views”.		These	are	shown	on	a	map	and	the	
Plan	includes	photographs	of	each	viewpoint.		This	is	to	be	welcomed.		However,	it	is	not	clear	to	
me	how	these	views	were	selected	and	on	what	basis.		It	is	important	that	the	rationale	for	the	
views	is	included	either	in	the	Plan	or	as	a	supporting	document.		I	suspect	there	is	evidence	and	a	
rationale	for	selecting	these	particular	views,	but	it	has	not	been	submitted.		Is	there	evidence	to	
support	this	part	of	the	policy? 
	
A2.	Policy	7	(Landscape)	refers	to	views	and	some	examples	of	the	views	have	been	included	in	
the	Plan.		Examples	are	difficult	to	include	in	policies	which	should	be	precise.		Therefore	it	is	
likely	that	a	recommendation	to	plot	them	on	a	map	would	be	made.		However,	there	is	an	earlier	
stage;	similar	to	Policy	3,	how	have	these	views	been	selected?		Is	there	evidence	to	support	this	
part	of	the	policy?	
	
A3.	Policy	11	(Local	Green	Spaces).		Whilst	I	note	some	information	in	Appendix	VI	Local	Green	
Spaces:	Schedule,	there	is	little	information	to	support	the	proposed	designations.		Usually,	
proposed	designations	are	accompanied	by	comprehensive	information	on	how	they	meet	the	
criteria	set	out	in	the	National	Planning	Policy	Framework.		Is	there	any	[further]	evidence	to	
support	this	policy	which	has	not	already	been	submitted?	
	

																																																								
1	Set	out	in	sections	38A	and	38B	of	the	Planning	and	Compulsory	Purchase	Act	2004	as	amended	by	the	Localism	Act	
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B	Potential	Changes	to	the	Plan	
	
At	this	stage,	I	would	also	like	to	make	the	Parish	Council	aware	that	unfortunately	I	have	found	
that	it	will	be	necessary	to	make	quite	a	lot	of	modifications	to	policies	and	some	of	the	
supporting	text.		In	some	cases,	I	regard	these	changes	to	be	minor	revisions,	but	others	may	be	
regarded	as	more	significant	by	those	involved	in	the	production	of	the	Plan	and	of	course	by	the	
local	community.			
	
C	Queries	on	the	Policies	
	
There	are	a	number	of	queries	across	the	policies	which	I	set	out	below:	
	
1. Policy	2	(Design	Principles)	lists	a	number	of	extracts	from	the	Design	Code.		It	is	not	clear	to	

me	why	some	elements	of	the	Design	Code	have	been	selected	as	more	important	than	
others.		This	to	me	seems	to	devalue	the	whole	of	the	Design	Code.		I	intend	to	shorten	the	
policy	to	the	effect	that	the	Design	Code	must	be	taken	account	of	and	planning	applications	
should	be	accompanied	by	a	statement	to	show	how	it	has	been	taken	account	of.	
	
I	invite	comments	on	this	proposed	course	of	action	from	the	PC	and	TRDC.		

	
2. Policy	5	(Affordable	Housing).		How	has	the	75%	social	rent	and	25%	First	Homes	split	been	

derived?		This	is	not	to	say	the	split	is	not	appropriate,	but	an	explanation	with	evidence	is	
needed	to	support	it.			

	
3. Policy	8	(Footpaths	and	Bridleways).		Hertfordshire	County	Council	make	some	suggested	

amendments	to	this	policy.		I	invite	comments	on	the	suggested	amendments	from	the	PC.	
	
4. Policy	11	(Local	Green	Spaces).		There	are	a	number	of	queries	associated	with	this	policy:	
	

1) Evidence	to	support	the	designations	as	set	out	in	Section	A	of	this	Note.	
2) Although	the	proposed	Local	Green	Spaces	(LGS)	are	shown	on	a	Map	on	page	47	of	the	

Plan,	it	will	be	important	for	more	detailed	and	scaled	maps	to	be	included	in	the	Plan	so	
that	the	precise	boundaries	of	the	LGSs	can	be	discerned.							

3) A	number	of	“other	green	spaces	and	woodlands”	and	“open	space	allocations”	are	
identified	on	the	Map	page	46	of	the	Plan.		They	are	not	referred	to	in	Policy	11.		It	is	not	
clear	to	me	what	these	various	other	designations	are	or	why	they	are	shown	on	the	Map.		
Please	can	this	be	clarified?	

4) The	final	part	of	the	policy	refers	to	recreational	land	and	facilities.		This	is	not	referred	to	
in	the	supporting	text.		It	is	not	appropriate	to	combine	this	in	a	LGS	policy.		Does	the	PC	
have	a	view	on	the	way	forward?	

	
5. I	consider	it	important	that	a	Policies	Map	is	included	with	the	Plan	to	show	any	designations	

the	Plan	itself	makes.	
	
Questions	of	clarification	and	other	matters	
	
6. Please	could	the	Plan	period	of	2023	–	2038	(as	indicated	in	the	Basic	Conditions	Statement)	

be	confirmed?	
	



	 4	

7. Please	could	the	Equality	Impact	Assessment	referred	to	in	the	Basic	Conditions	Statement	be	
forwarded	to	me?	

	
8. Please	could	TRDC	confirm	12	representations	were	submitted	at	Regulation	16	stage?	
	
9. Please	could	TRDC	send	me	the	representation	from	Boyer	in	full?		I	am	simply	checking	I	have	

not	missed	anything.	
	
10. A	Strategic	Environmental	Assessment	and	Habitats	Regulation	Assessment	Screening	Report	

has	been	submitted.		Was	the	Screening	Report	subject	to	the	requisite	consultation	with	the	
statutory	bodies?		Assuming	it	was,	please	forward	a	copy	of	their	responses	to	me	(or	
confirm	no	responses	were	received).		If	it	was	not,	this	may	require	further	consultation.	

	
11. Please	could	the	appendix	in	the	Independent	Review	Report	be	forwarded	to	me?	
	
12. On	5	September	2023,	the	Government	updated	the	National	Planning	Policy	Framework	

(NPPF).		
	

The	update	focused	on	national	policy	for	onshore	wind.		Transitional	arrangements	are	set	
out	in	the	updated	NPPF.		These	explain	that	the	policies	on	renewable	and	low	carbon	energy	
and	heat	only	apply	to	local	plans	that	have	not	reached	Regulation	19	of	the	Town	and	
Country	Planning	(Local	Planning)	(England)	Regulations	2012	or	would	reach	that	stage	within	
three	months	of	the	publication	of	the	updated	NPPF.			
	
Although	that	relates	to	Local	Plans,	I	consider	the	same	principle	can	pragmatically	be	applied	
to	this	Plan.		I	therefore	consider	that	even	if	the	updates	are	relevant	to	this	Plan,	the	
updates	do	not	apply	and	it	is	not	necessary	to	have	further	consultation	on	this.		I	invite	
comments	on	this	proposed	course	of	action	from	the	QB	and	TRDC.	
	

Conclusions	and	Way	Forward	
	
To	summarise,	I	have	concerns	about	the	adequacy	of	the	Consultation	Statement	and	the	Basic	
Conditions	Statement.		In	my	view,	both	need	to	be	redone.		After	additional	work,	they	would	
both	be	submitted	again.		This	would	necessitate	a	six	week	period	of	public	consultation	
organised	by	TRDC	(i.e.	Regulation	16	would	need	to	be	rerun).	
	
There	are	then	some	concerns	about	the	adequacy	of	supporting	evidence	for	three	of	the	draft	
policies	(Policies	3,	7	and	11).		It	may	well	be	that	the	evidence	is	available	or	simply	needs	to	be	
collated	into	a	suitable	supporting	evidence	document.		The	opportunity	could	be	taken	to	
provide	this	evidence	at	the	same	time	as	the	reworked	Consultation	Statement	and	Basic	
Conditions	Statement	and	submit	it	so	it	can	be	consulted	upon	at	the	same	time.		Any	evidence	
that	the	Plan	relies	on	which	has	not	already	been	subject	to	Regulation	16	consultatation	would	
need	to	be	consulted	upon	in	any	case.			
	
The	more	detailed	maps	of	each	Local	Green	Space	could	also	be	produced	at	the	same	time	and	
form	part	of	the	package	of	documents	to	be	re-consulted	upon.	
	
Then,	as	the	Plan	is	currently	drafted,	there	are	likely	to	be	modifications	recommended	on	all	of	
the	draft	policies.		Some	of	these	I	would	regard	as	minor	and	in	the	main	in	the	interests	of	
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making	the	policies	more	precise.		Others	might	be	regarded	as	more	significant,	particularly	by	
the	PC.			
			
In	addition,	there	are	queries	on	Policies	2,	3,	5,	7,	8	and	11	(including	the	apparent	lack	of	
evidence	to	support	some	of	the	policies’	content)	and	other	questions	of	clarification.		Some	of	
the	queries	and	questions	such	as	whether	the	Screening	Report	was	consulted	upon	may	also	
have	a	bearing	on	whether	the	Plan	meets	the	basic	conditions.		Others	such	as	the	lack	of	the	
Equality	Impact	Assessment	being	submitted	can	also	be	tied	up	in	a	rerun	of	the	Regulation	16	
consultation.	
	
I	understand	this	will	be	disappointing	news	to	those	involved	in	the	production	of	the	Plan.		I	am	
drawing	the	Parish	Council’s	attention	to	this	scenario	now	as	finding	the	Plan	does	not	meet	the	
basic	conditions	and/or	recommending	numerous	changes	can	come	as	an	unpleasant	surprise	on	
receipt	of	my	report	and	mean	that	community	ownership	of	the	Plan	becomes	diluted.		I	must	
also	ensure	I	am	not	rewriting	the	Plan	(and	indeed	would	not	wish	to,	or	be	appropriate	for	me	
to,	do	so)	in	making	modifications.	
	
In	terms	of	a	way	forward,	there	are	a	number	of	options:	
	
Option	1	–	continue	with	the	examination	which	is	likely	to	result	in	a	recommendation	that	the	
Plan	does	not	proceed	to	referendum.		I	do	not	consider	that	this	option	benefits	anyone.	
	
Option	2	–	suspend	the	examination	whilst	the	remedial	work	is	carried	out	and	collated	and	a	
new	period	of	Regulation	16	consultation	is	undertaken	by	TRDC.		The	examination	would	then	
recommence	after	the	consultation	had	ended.		Please	note	however,	that	a	Regulation	14	period	
of	consultation	may	also	need	to	be	carried	out	if	it	is	found	that	the	pre-submission	stage	already	
carried	out	is	deficient.	
	
Option	3	–	withdraw	the	Plan	from	examination	so	the	Plan	and	its	component	documents	can	be	
reworked.		This	would	be	likely	to	necessitate	a	period	of	Regulation	14	and	a	Regulation	16	
consultation	period	to	be	carried	out.	
	
It	is	of	course,	up	to	the	PC	as	to	how	to	proceed.		My	preferred	option	is	Option	2.		This	is	
because	although	I	have	identified	a	number	of	deficiencies	at	this	stage,	I	consider	all	can	be	
remedied	with	some	extra	work	and	a	rerun	Regulation	16	stage.		This	would	make	the	Plan	much	
more	robust	for	the	future.	
	
I	appreciate	that	asking	the	PC	to	carry	out	additional	work	can	be	disheartening.		I	feel	sure	TRDC	
would	be	supportive	as	far	as	resources	allow	and	there	may	be	other	assistance	from	bodies	
such	as	Locality	that	the	PC	could	call	upon.		In	addition	there	are	many	examples	of	good	practice	
on	Basic	Conditions	Statements,	Consultation	Statements	and	evidence	documents	for	Views	and	
Local	Green	Spaces	which	perhaps	could	be	useful	as	templates	and	for	the	PC	to	see	the	breadth	
and	depth	of	evidence	needed.			
	
Furthermore	we	would	develop	a	mutually	agreed	programme	of	what	needs	to	be	done	and	a	
timetable	to	progress	the	work,	Regulation	16	and	restart	and	end	of	the	examination	to	ensure	
that	momentum	is	maintained.	
	
Please	could	the	PC	let	me	know	your	decision	as	to	how	you	would	like	to	proceed	by	6	October	
2023.		Of	course	if	the	decision	is	to	suspend	or	withdraw,	the	other	queries	and	questions	do	not	
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need	to	be	answered	at	this	time,	but	can	be	addressed	as	part	of	the	further	work	to	be	carried	
out.		However,	it	would	be	helpful	to	confirm	the	period	for	the	pre-submission,	Regulation	14,	
consultation	period	at	this	stage	so	I	can	confirm	whether	this	also	needs	to	be	rerun.	
	
I	am	also	not	seeking,	and	will	not	accept,	any	representations	from	other	parties	regarding	any	of	
the	matters	covered	in	this	Note	at	this	stage.	
	
This	note	will	be	a	matter	of	public	record	and	should	be	placed	on	the	relevant	websites	at	
earliest	convenience.	
	
With	many	thanks,		
	
Ann	Skippers	MRTPI	
Independent	Examiner	
8	September	2023	


