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1.0

The Brief

1.1

Chorleywood Parish Council (CPC) resolved to prepare a Neighbourhood Development
Plan (NDP) in October 2013 and Three Rivers District Council (TRDC) designated the Area
on 15 July 2014. The Parish undertook a six-week Regulation 14 consultation on the Draft
Plan (v12.3 dated 04 November 2018) between 12 November and 23 December 2018.

1.2

In accordance with Regulation, TRDC has supported the Parish Council in the preparation
of the Plan. Following the consultation, it sought an objective opinion as to whether the
Plan was likely to be fit for purpose as a development plan document. More precisely,
requiring confirmation that:
1. the plan would meet the Basic Conditions;
2. the policies would not conflict with the NPPF and Local Plan policies; and
3. the policies would be effective as part of the development plan (for example by being
clear, realistic and not too restrictive in the control of development).

1.3

The following development plan documents were relevant to the review:
• TRDC Core Strategy 2011
•

Development Management Policies LDD 2013

•

Potential Sites for Consultation, October 2018

1.4

In response to the Brief, Stephen Tapper (Planning) Ltd undertook a detailed review of all
the policies in the NDP. A table was prepared in which each draft policy was evaluated
against relevant NPPF and development plan policies and consideration was given to its
clarity and likely effectiveness as part of the development plan. Policies were assigned a
RAG status and suggestions were made as to how any adverse considerations might be
mitigated.

1.5

The Parish Council duly reconsidered and amended the Plan and TRDC has requested a
second review in order to further improve the Plan’s prospect of success at Examination.

1.6

This second review considers version 14 of the NDP. It focuses on changes that have been
made in response to the first review and it benefits from a discussion with members of
the NDP Steering Group and officers of TRDC, which took place at the Parish Council
offices on 19 September 2019. The meeting provided insight into the concerns of local
residents and the Steering Group’s objectives. A number of areas were identified where
policies and supporting text may be further improved in order to create a more effective
Plan.

2.0

Review of the Introduction to the Plan

2.1

Project Plan p.4 It is recommended that the fourth line is split into the examination
process and the Regulation 16 consultation for clarity.

2.2

The Special Characteristics of Chorleywood p.5 These are derived from its rural character,
certain Assets of Local Significance and variety in the appearance of the Parish.
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2.3

The rural character of the Parish is clear and more could be made of it in policy regarding
the design and layout of development, especially that which is on or near the edge of the
built-up area or of the Common and other large open spaces. Major developments could
be required to take it into account in a positive way and not rely on screen planting.
Designs could reflect the local village vernacular and structural landscaping could bring
the countryside into the development and provide routes for footpaths and cycleways.

2.4

A concise design guide could set the ambition regarding the character of development
without suppressing creativity and contemporary references by setting too many
requirements regarding detailed design. Rather, it should describe the features of a
development that are key to respecting the Chorleywood rural character, such as plot
layouts, street design, building heights, boundary fences and hedges, outbuildings and
garages. A design policy would require the developer “to have regard to” such a Guide,
which could be written after the Plan has been made.

2.5

Annex E is a very long list of Assets of Local Significance. Many are listed buildings or
occupy sites in conservation areas and therefore have statutory protection from
damaging or unsympathetic development, including that which affects their setting.
Others have limited policy protection as Locally Listed Buildings. The value of an NDP is
that it can provide the local evidence that can underpin the inclusion of other buildings
and areas on local lists, including their importance as local landmarks or their importance
in locally cherished views. It is recommended that the Plan does not trouble itself with
buildings and areas with statutory protection, other than perhaps highlighting the
contribution a listed building makes to a non-statutory local character area.

2.6

Not much is said in the Plan about Variety but judging by the photos accompanying the
paragraph on page 5, variety is being viewed positively within an overarching rural or
semi-rural character. To anticipate an argument in support of an inappropriate
development on the basis that it adds to the variety of the Parish, the Plan should
demonstrate that the varied character areas have intrinsic qualities that new
development must respect. As was said in the first review, Special Character Areas outside
the conservation areas could be identified that have an intrinsic value that is worthy of
note and of policy protection.

2.7

How the NDP will be applied p.6 As stated in the first review, the second statement is
onerous as written and needs to refer to “all relevant policies” to be practical.

2.8

Finally, the Introduction should also include a strong statement (if not a policy) regarding
the overriding importance of achieving sustainable development as described in the NPPF
and the Local Plan. In that context the NDP has an important role in place making at the
local level, assembling local evidence, including the community’s clearly expressed
wishes.

3.0

Policy review

3.1

Policy 1 Characteristics of developments within the Conservation Areas Apart from the
rewording of para. 1.1, previous advice has not been heeded and the policy duplicates
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Local Plan policies. Merely repeating existing policy in the Local Plan and NPPF does not
add strength to those policies. The NDP has its own area of influence in the development
plan, using local evidence to devise policies that will offer protection to cherished features
of the Plan area that do not have statutory protection.
3.2

Policy 2 Design and quality of materials for sustainable development The Policy has been
amended in line with previous recommendations.

3.3

Policy 3 Planning development applications Para. 3.1 repeats national and local policy. As
now reworded, Para. 3.2 would usefully help resist the over-development of brownfield
sites. However, the title of the policy does not describe the content. “Brownfield
development” would be more accurate.

3.4

Policy 4 Development designed to match population Changes have been made following
the earlier review. Encouraging the provision of housing that meets the needs of a more
elderly population and of first-time buyers and down-sizers is a welcome policy initiative.
It must build on the recommendations in the District-wide SHMA and go on to provide
local evidence that there is a greater need in Chorleywood. That need can be addressed
by the protection of a relatively large stock of bungalows and a requirement that new
development should provide a significant proportion of house types that meets those
needs.

3.5

In the end the mix is likely to be a compromise that also takes into account the wider
demand for market housing, the affordable housing mix and the viability of the
development.

3.6

A clearer policy title might be “Housing to meet the needs of local people.”

3.7

Policy 5 Flatted developments and affordable housing for rent This policy has been
amended following the first review and is now about only the location and height of
flatted development, which suggests a change in the title of the policy is necessary.

3.8

It is Government policy to see higher housing densities at, or in proximity to, transport
interchanges and so it might be difficult to limit flats to three storeys in such locations. A
case would need to be made for such a limitation in the evidence base behind the Special
Characteristics or the definition of character areas, taking into account local topography.

3.9

Rather than identify arterial roads as a preferred location for flats, with the connotations
of noise and air pollution, it might be better to identify transport interchanges and such
other areas that meet certain sustainability criteria such as proximity to bus stops,
proximity to open space and play facilities, the impact of taller buildings on landscape and
the street scene, etc.

3.10

Policy 6 Variety of hospitality & retail. This policy, which addresses concerns about local
services raised by residents, has been slightly amended as was recommended.

3.11

Policy 7 is a group of diverse matters brought together under the heading Environment,
Health and Transport. Since the first review a number of changes, including deletions,
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have been made. There is no explanation as to why these topics have been brought
together and each subsection has its own evidence base. It might therefore be clearer to
delete the heading and use new and separate policy numbering as follows:
Policy 7 – Community facilities
Policy 8 – Chilterns AONB
Policy 9 – Nature conservation sites
And renumber accordingly the remaining policies in the Plan.
3.12

Policy 7.1 Community facilities. Since not all development will affect community facilities
it would be better to reword the policy on the lines of: In the case of any development
that would result in the loss of a community facility…

3.13

Policy 7.2 Chorleywood Common and the Chilterns AONB. Amended as recommended.

3.14

Policies 7.3 & 7.4 Nature conservation sites. Amended as recommended.

3.15

Note that Policies 7.2-7.3, which add little to existing protection for these areas, between
them occupy six pages of evidence, which is disproportionate in the middle of the Plan. It
might be better to put some of the evidence into an Appendix, or delete it and include a
link, to make the Plan more accessible.

3.16

Policy 7.5 Transport. Suggest adding “or Transport Statement, as may be appropriate…”
because the depth of analysis provided by a Transport Assessment may not always be
necessary to address sustainable transport matters adequately.

3.17

The Policy would be more robust if there was already an outline of the network of
additional footpaths and cycleways that is required to connect likely development sites
with nearby destinations. The Parish Council would do well to commission jointly with
TRDC and HCC Highways a strategic cycle and footpaths plan for the Parish.

3.18

In the absence of a suitable policy in the Local Plan the NDP could include under the
heading of sustainable transport a policy that all planning applications for relevant
development must include a statement as to how the development will incorporate
cabling and electric charging points to cater for current and future requirements in line
with the NPPF 2019 (para. 105).

3.19

Policies 8.1-8.4 Community leisure facilities. NDPs are a very good vehicle for the
designation of Local Green Space because they can collect excellent evidence from the
community about the importance of spaces to local people. In this case the Parish Council
needs to work with TRDC to ensure the sites listed in Policy 8.1 are not already protected
by other designations such as Local Wildlife sites.

3.20

Policy 8.2 could be amended to require also that development should take into account
the setting of local green spaces and preserve rural character.

3.21

Policy 8.4 might be improved if it required that an application for development on existing
recreation land and buildings was accompanied by an assessment of the current or last
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use of the facilities and their viability, together with proposals to mitigate any material
loss to the community.
3.22

Policy 9 Flood risk There is national and local policy that controls development in areas
liable to flood, so there is duplication here. Furthermore, the LLFA always undertakes a
very careful and thorough analysis of surface water drainage proposals and the mitigation
schemes put forward by developers.

3.23

Policy 10 Secured by Design. The Policy might refer to the specific document and include
a web link.

3.24

Policy 11 Street furniture and telecommunications masts. Reference should be made to
the limitations of planning policy in respect of “prior approval” applications and permitted
development rights that rest with the Highway Authority and statutory undertakers.
However, in those cases where planning permission is required it is legitimate to require
that equipment is sited in places that will not harm the appearance and character of the
surroundings and that it is suitably landscaped.

3.25

Policy 12 Public Rights of Way. The Policy has been amended following the first review.
The supporting text should refer to the respective roles of the County and District Councils
in designations and diversions.

3.26

Policy 13 Assets of significant local value. The Policy has been amended following the first
review. However, Annex E is a very long list and it has been mentioned above that many
of the assets are already protected by legislation and policy and could be listed separately
for information. A purposeful role for the NDP would then be to give policy protection to
those assets that are locally cherished, but which are currently vulnerable to
unsympathetic development proposals. It is also important that there is evidence to show
that the assets that are included are supported by clear evidence of their value to avoid
diluting the quality of the list.

4.0

Conclusions

4.1

As stated in the first review, the Chorleywood community has put an enormous amount
of effort into creating the Draft Neighbourhood Plan and its supporting appendices. Much
has been done to tighten up the Plan by removing or trimming policies that strayed into
areas that are inappropriate or that were ambiguous. Developers should now be much
clearer as to what they must do to comply with the policies. It is to be hoped that with
some further amendment as suggested in this review the Plan will be allowed to proceed
from examination to referendum.
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