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FREQUENTLY ASKED QUESTIONS: MUCH HADHAM NEIGHBOURHOOD PLAN (NP) 
 
This guidance note has been prepared in good faith but if you think an answer is insufficiently detailed or a 
question remains unanswered, just let us know.  
 
Nothing in this guide shall be read as overriding national, district or NP policies – it is simply intended to 
present these and other aspects of the NP process in a reasonably easy to understand form. 
 
The FAQs are grouped into sections. You can click on each title here to go to the FAQs for that section: 
 
NP Process 
Housing 
Environment 
Hopleys 
Other Matters 
 
Version date 1 May 2020 
 
NP PROCESS 
 

What is the purpose of the 
Neighbourhood Plan? 
 

To help our community influence planning in our parish. We have 
never had this power before. 

How will it do this? By creating local planning policies against which all planning 
applications will be assessed. [It is important to understand that 
the NP is a set of policies and not itself a planning application. It is 
for developers, at a time of their choosing, to submit planning 
applications that comply with the policies.]  
 

How effective will these policies 
be? 

The policies in the NP will be as strong as those of EHC’s district 
plan. They have the same legal force and cover the period to 2033, 
following which it is expected there would be a new NP. 
 

Can we write any policies we like? No – there are national policies and district-wide strategic policies 
that we cannot be in conflict with. Our policies will be consistent 
with those but add a local dimension to reflect the uniqueness of 
the parish and what is important to its residents. 
 

So, is it all about housing? The NP will have housing policies but equally important will be 
environmental policies to protect our beautiful countryside.  
 

Who is producing the 
Neighbourhood Plan? 

EHC approved a request by the Parish Council (PC) in 2015 to be 
allowed to prepare a NP. A Neighbourhood Plan Steering Group 
was set up by the PC in October 2015 made up of volunteers from 
the parish and parish councillors, supported by professional 
consultants with proven local expertise. The Steering Group will 
do all the work but it is the PC that owns the document. 
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How does the Steering Group know 
what policies residents wish to see 
in the plan? Is it going to be limited 
to whatever parish councillors want 
to see? 

The Steering Group works by consultation and has held several 
public events at which hundreds of residents have made their 
views known. In this way it has : 

• created a shared vision for the future of the parish, with a 
set of objectives on how to achieve that. The proposed 
policies are intended to deliver this vision and objectives 

• identified a set of local green spaces and views around the 
parish to be preserved  

• proposed a small number of potential housing sites from 
those suggested by landowners  

• introduced a set of design standards for how new housing 
in the village should look  

Parish councillors have a minority of the votes on the Steering 
Group. The professional consultants have no vote. 
 

Are meetings of the Steering Group 
held in public? 

Initially, when establishing the Steering Group, there were public 
decisions to be taken e.g. adoption of terms of reference, site 
assessment process and the like but since then it has been all 
about implementation of the NP process via public consultations. 
The way it operates, by and large, is not through meetings but 
through informal workshops at which consultation material is 
prepared.  
 
No policy decisions are taken and so there is no need for formal 
minutes but notes of the workshop discussions are on our 
website. Sometimes, as with the windfall allowance (see below), 
an option comes up for discussion and it is assessed against the 
priorities and criteria publicly agreed for the NP. If it accords with 
those, then it is brought into scope for the next public 
consultation – otherwise not. Similarly if a new site is proposed. 
 
Endless hours are spent visiting and revisiting draft texts, 
preparing consultation material, sharing national and local policy 
updates to ensure the NP is current, checking alignment with EHC 
policies, challenging each other’s drafts and agreeing next tasks 
schedules etc etc. Monthly updates have been provided to the PC 
meetings (these are on the NP website) and the Clerk reports on 
our spending. Very often the parish magazine carries reports of 
the Steering Group’s activities, and these reports are on the 
website too. 
 

What remains to be done? What 
happens next? 

The Pre-Submission (Regulation 14) consultation, at which a draft 
of the NP was shared with residents and statutory consultees for 
comment, was undertaken in Aug/Sept 2019. Before we can 
respond to those comments, EHC have asked for a Strategic 
Environmental Assessment, which is to be undertaken by external 
consultants. This will complete in early-Summer 2020 and any 
recommendations will need to be considered for inclusion – only 
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then will we know how best to respond to the comments from our 
consultation 
 
After that, EHC will formally review the plan (as amended after the 
consultation) and conduct a Regulation 16 consultation, once 
again approaching third party stakeholders such as CPRE, utility 
companies, neighbouring parishes etc etc for their comments. 
 
Then a planning inspector employed by the Secretary of State will 
be jointly identified by the PC and EHC to conduct a review of the 
NP to ensure it is legal, compliant with national and district 
policies and soundly prepared.  
 
Finally, once any changes required from these statutory 
consultations have been incorporated into the NP, a referendum 
of the electorate is conducted to approve adoption of the plan. In 
the jargon the plan is “made” and becomes part of the district’s 
development plan. Subsequent planning applications will then be 
assessed against its policies. 
 

Who checks to ensure the policies 
in the NP are properly prepared? 
Writing planning law isn’t for 
amateurs on a committee surely?  

There are several levels of scrutiny. Firstly, we are fortunate to 
have two volunteers on the Steering Group who each have a 
lifetime’s experience of acting as planners in the public and 
private sectors and another who is similarly expert in the 
construction industry.  
 
The professional planning consultants advising the Steering Group 
are Jacqueline Veater, who is helping many local PCs with their 
NPs, and Ruth Fleetwood, formerly an IBM project manager, now 
a parish councillor in Braughing and closely involved in preparing 
their successful NP. 
 
Beyond the immediate team, the plan will be scrutinised by the 
planners at EHC for compliance with its policies. Finally, a planning 
inspector examines the plan and how it was produced to ensure it 
is legally compliant and reflects the results of the consultations. 
 

Who decides whether the NP 
should be adopted? 

Ultimately the electorate. There will be a referendum of all voters 
in the parish on the final version of the NP. If more than 50% of 
those who vote approve it, all its policies will come into force. 
 

What happens once the 
Neighbourhood Plan is approved? 

When a planning application is received at EHC it will be consulted 
on and assessed just as it is now but there will be an extra step: 
checking that it is compliant with our NP. The final decision 
whether to approve or refuse the application will remain with 
EHC, as now. Applications can be rejected simply because they are 
not compliant with the NP, even if they meet all other planning 
requirements. 
 



 

4 
 

The planning committee of the PC will also be checking for 
compliance and, if not, will bring this to the attention of EHC as 
part of its public submission.  
 

What happens if the NP is not 
approved by a residents’ 
referendum? 

Fewer than 1% of the 850+  NPs that have been voted on across 
the country (to March 2020) have been rejected. This success rate 
arises because, if all the consultation processes have been 
followed, what emerges should be “the will of the people” – the 
referendum simply confirms this.  
 
In the extremely unlikely event of a “No” vote, the PC will have to 
decide whether it wants to (and has the funds to) revise the NP, 
put it through all the regulatory consultations again and have 
another referendum. It is possible that, instead, EHC may itself 
decide which sites should be allocated for development and 
residents would have no say in this. 
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HOUSING 
 

Why do we need to plan for more 
housing – isn’t the village already 
full up to its boundary? 

EHC’s district plan sets a minimum requirement for each Group 1 
village of the number of new houses required to be built. Our 
minimum is 54 houses to be built between April 2017 and March 
2033. There is no choice in this and the NP is the mechanism used 
to demonstrate how this is going to be achieved.  
 
Perhaps surprisingly, since April 2017 19 new houses have already 
been built within or adjacent to the village boundary at sites such 
as Malting Lane and Walnut Close. [As these predated the NP, it 
had no influence over those locations, numbers and designs.] 
 
In the district plan it is anticipated that, through the NP, the village 
development boundary may need to be amended to 
accommodate sufficient sustainable sites to meet the minimum 
housing target. Any identified sites are most likely, says the district 
plan, to be on the periphery of the main built up area of the 
village. 
 

Where is it proposed that new 
houses be built? How will the 
minimum target be achieved? 

In addition to the 19 houses already built, there are 4 more that 
were granted planning permission on infill sites outside of the NP 
process, taking the total to 23. These are not yet built: 
Yew Tree House (2) 
Old Nurseries (1) 
Rear of Ashview, Ferndale (1) 
 
The proposed allocated sites in the NP and approximate net 
number of new homes are: 
Bull Inn (5) - land to the rear of the pub 
Culver (2) – land to the south of the main house 
Hopleys (9) – land behind the main house 
Priest House (7) – land at Ash Meadow 
[Only the Priest House site is entirely within the existing village 
boundary] 
 
This takes the total to 46, leaving us 8 short of target. It is 
proposed that the NP includes a “windfall allowance” to recognise 
that sufficient further infill sites are likely to come forward in the 
plan period to 2033 to take the total number of dwellings to at 
least 54. 
 

Why these allocated sites? Who 
decided them?  

Before the NP started some landowners had already approached 
EHC with suggestions for sites they would like to develop.  
Landowners were also invited to forward any other sites they 
would like considered. Each site was assessed against a set of 14 
technical criteria that was drawn up and adopted at a public 
meeting of the Steering Group. These site assessment criteria 
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included aspects such as environmental impacts, accessibility, 
flood risk etc. and can be found here. 
 
The scores for each site were calculated so that a ranking of the 
technically best to worst could be produced.  
 
A public consultation was then held and from residents’ feedback 
forms, further scores were awarded for each site and a second 
ranking of residents’ preferences best to worst produced.  
 
The two sets of scores were then amalgamated with a weighting 
of 75% for the technical scores and 25% for the residents’ 
preferences. These pre-agreed weightings were part of the site 
assessment criteria. At a late stage, the land at The Bull Inn 
became available, so the assessment and public consultation was 
extended to include it. 
 
The final table can be found here on the last page. At that time, 
Moor Place Gate (South) was still a viable option but it had to be 
dropped once it became apparent from the Pre-Submission 
consultation that EHC and Historic England, for their different 
reasons, were not going to support it. 
 

Explain what is meant by “windfall 
allowance”. 

Windfall development means new housing on sites not currently 
available. In practice, it is typically made up of one or two units on 
an infill / garden site.  
 
In September 2018 the government issued additional guidance for 
neighbourhood plans. This permits total site allocations to fall 
short of the minimum target of 54 homes required by EHC if the 
residual balance is likely to be filled from windfall development 
over the plan period to March 2033.  
 
An example provided in the new guidance of how this might work 
has a windfall allowance of 20% of the minimum target but the % 
permissible for any particular NP will depend on how an examiner 
views the parish’s circumstances. The examiner will want to see 
that the run rate of recent development supports the reliance on 
the allowance and that there is sufficient undeveloped land 
around the village, without such land being currently available.  
   
Unfortunately, as windfall development proposals tend to be for a 
small number of dwellings, it is extremely unlikely that a 
sustainable site within the village boundary and large enough to 
trigger the requirement for affordable housing will come forward.  
 
 
 

https://www.dropbox.com/sh/tyvk0tfzf080jxu/AABawpSyxRqLyLMryba6MGp2a/Site%20assessments?dl=0&preview=1.+Site+Assessment+Process+v2+Approved.pdf&subfolder_nav_tracking=1
https://www.dropbox.com/sh/tyvk0tfzf080jxu/AABawpSyxRqLyLMryba6MGp2a/Site%20assessments?dl=0&preview=10.+Summary+of+site+results+for+public+folder.pdf&subfolder_nav_tracking=1
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Why not “obvious” sites like the 
Jolly Waggoners and behind Hill 
House (the former Barn School 
site).  

Sites have to be at sustainable locations within or on the boundary 
of the village. The JW is well beyond the boundary. It may well be 
that at some future point housing is built there if, as (partially) a 
brownfield site, no alternative use can be found for it. However, 
being so far from the village, any such houses would not count 
towards the minimum target of 54.  
 
The land at Hill House is a sustainable location that is well-
supported by residents but it has not been made available by the 
landowner for development. If it’s not available, it can’t be 
included. However, we have included in the draft NP a suggestion 
for how it might be developed should it ever become available. 
For now, we have left it outside the village boundary so that it 
could not be developed without close involvement with the 
community through a Neighbourhood Development Order - a 
process similar to the NP but specific to the one site.  
 
 
 

What does “sustainable” mean? 
Why is it important? 

Sustainability covers a broad number of issues, such as houses 
that are energy efficient to build and live in, require low 
maintenance, make efficient use of land etc. A key aspect in the 
context of planning is to ensure new properties minimise the need 
for car travel, so that new residents can access village services 
without resorting to their car. It is better for new housing to be 
located close to services and facilities, so that people can walk or 
cycle to them.  
 
As a long, linear village, Much Hadham scores poorly in this 
respect and it would be exacerbated if developers simply built at 
either end of the village, rather than nearer the centre. Extending 
the village linearly increases the risk of coalescence with 
neighbouring villages and hamlets, so that they lose their 
individual identities. 
 
The application to develop Dolan’s Field at the junction with 
Bromley Lane was rejected for these and other reasons – it is an 
unsustainable location for housing. New development must 
demonstrate it is sustainable. 
 

Is any housing proposed for rural 
areas outside the village? 

The strategy for development in EHC’s district plan excludes rural 
development outside villages, preferring development to be 
concentrated in existing settlements. There are some limited 
exceptions, including for development approved in a 
Neighbourhood Plan. Our Plan is aligned with the EHC strategy 
and permits no further exceptions. 
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What type of housing does the 
draft NP propose? 

The familiar complaint in rural areas across the country is that the 
houses being built are not the ones that local residents want / can 
afford because the residents do not have a meaningful say in the 
planning process. Unsurprisingly, at public consultations Much 
Hadham’s residents have said the same thing. 
 
“Localism” is one answer. It transfers power, authority and 
resources from central government to local government, which in 
turn devolves to and empowers communities. The aim is for 
communities to have greater control over matters important to 
them.  
 
Neighbourhood planning is an expression of this. So the NP is a 
chance to develop a shared vision for the village and parish and to 
deliver the sustainable development residents need. This will be 
achieved by setting policies that encourage high quality, cheaper 
housing that contribute to local distinctiveness and other 
community objectives. 

What is “affordable” housing? Why 
is there no affordable housing in 
the Plan?  

“Affordable” housing is a term used to cover a range of housing 
and is defined in EHC’s district plan. The common factor is that it is 
cheaper for its occupants to buy or rent than housing bought or 
rented on the open market. Examples would include social 
housing managed by a housing association, housing rented out at 
less than 80% of the market rent and shared ownership. 
Community-owned housing would be another example. 
 
EHC has a need for 32% of all new housing to be “affordable” as 
that is what it assesses is required to meet housing demand. This 
target has not been passed on to the villages but larger sites (11+ 
units) are required to provide at least 35% affordable housing. If it 
had been passed on to villages, Much Hadham would have had to 
find sites for at least 22 affordable homes.  
 
In the absence of any proposed sites large enough to require an 
element of affordable housing, the expectation now is that there 
will be no new affordable housing unless and until the land at Barn 
School becomes available. 
 

Where is the village boundary? 
Why is it important? 

The village boundary basically follows the built form of the village 
and excludes any of the green space around it. The current version 
was prepared by EHC as part of its 2018 district plan. 
 
The NP proposes a slight extension to the boundary so that the 
required houses can be built in sustainable locations. A revised 
policies map is included in the draft NP.  
 
Generally speaking, district policies discourage new housing 
outside the village boundary, so as to prevent unsustainable 
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building in the countryside. Only housing within the village 
boundary, as amended, counts towards the target achievement. 
 

What design standards are 
proposed for new housing? 

The NP takes the view that cheaper housing does not mean poorer 
quality. On the contrary, high quality design to sustainable 
standards reduces the lifetime cost of a house. The NP policies 
seek to ensure that houses are designed to complement our built 
heritage, use appropriate materials, are compatible in terms of 
height and bulk with neighbouring houses and so forth. 
 

When will the building work take 
place? 
 

In each case, at a time of the developer’s choosing, once a 
planning application has been approved. There is no change to 
current practice in this respect. 
 

Is that it then – no more house 
building in the village after this? 

The NP cannot legally place an upper limit on the number of 
houses to be built. It simply creates the policies against which 
planning applications are considered. It also identifies sufficient 
sites that could be successfully developed, if each landowner so 
chooses, to achieve at least the minimum requirement of 54 
homes (assuming there is the required level of windfall 
development). 
 
Not all the identified sites will necessarily be built.  The NP must 
provide evidence of the possibility of a certain number of houses 
being built before 2033.  However, if the landowners decide not to 
develop their land or they sell it or try an alternative usage, that is 
their right.   
 
Any future proposals for development of windfall sites not already 
identified in the NP will have to apply for planning permission in 
the usual way, and will have to comply with the policies in the NP 
as approved by the residents at referendum.   
 

Why can’t we see detailed plans for 
each site now? 

It is for developers to prepare site plans and planning applications 
in accordance with the requirements of the NP. Until the NP is in 
force, they don’t know what the requirements are, so they are not 
spending money on detailed planning yet as it could be a wasted 
effort.  
 
Just because a site is in the NP does not mean that the developer 
will develop it. Although in each case it is the present intention of 
the landowners to see their sites developed, circumstances may 
change e.g. the site may be sold, new planning laws or tax rules 
could make the site uneconomic, development finance might dry 
up, the housing market could slow down etc etc. 
 
In judging whether to support the NP, residents are being asked to 
consider whether the policies are those they wish to be used to 
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assess future planning applications. The detailed plans will come 
forward with those applications.  
 

Can the developers be trusted to 
follow the NP policies? What stops 
developers from building whatever 
they want once the site is approved 
for development?  

The NP policies will have the same statutory force as all planning 
laws. Any planning approval would expect to be in accordance 
with those policies and enforced by EHC, for example by 
withholding a completion certificate for non-compliance. Clearly 
the PC would have a close interest in ensuring compliance too.  
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ENVIRONMENT 
 

What are Local Green Spaces? 
Where will they be? 

Local communities are encouraged to identify green areas of 
particular importance to them for special protection from 
development, equivalent to having Green Belt status. A set of 
criteria were designed and each suggested site has been assessed 
against these. The sites that pass the tests and are proposed as 
Local Green Spaces are: 
 
Great Leys and Lower Park, both on the Moor Place estate 
Northern Fields – Culver Estate (by the ford) 
River Ash Meads (from Two Bridges to Watery Lane) 
Court Orchard (in front of St Andrew’s) 
Mission Hall field, Green Tye  
 
The NP policies map provides more detail on these locations. 
 

What are Priority Views? Where 
will they be? 

The parish is fortunate to have many beautiful views. Not all of 
them can be listed but some are chosen as having a particularly 
high priority so that they can be afforded greater protection from 
being adversely impacted by development. A set of criteria was 
designed and each suggested Priority View has been assessed 
against these. In addition, the Conservation Area Appraisal and 
Management Plan prepared by EHC also nominated certain views.  
 
The NP policies map provides more detail on the location of all 12 
views. 
 

What other protections for the 
countryside are proposed? 
 

The NP includes sections on local wildlife sites, green corridors, 
public rights of way and the River Ash 
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HOPLEYS 
 

What is the proposal for this site? Put simply, there would be a range of housing, at least 9 units, 
mostly at the smaller end of the scale, on the present site of the 
nursery / café / car park. The café and its shop, which were valued 
community assets when operating, would be relocated to a new 
purpose-built unit of a similar overall size, with its own car park. 
 
The new housing would be within the present village boundary and 
could conceivably be the subject of a planning application at any 
time, regardless of the NP. 
 
The existing house would remain as a single property. 
  

If the new café / shop were to fail, 
wouldn’t the site be used for even 
more housing? 

The new café / shop would be outside the present boundary 
(which would therefore be moved to encompass it) but, by 
appropriately classifying the site’s permitted uses, it would be 
limited to non-residential use. There are many rural businesses 
that could operate from a central site such as this, so EHC would 
not easily grant permission for something that didn’t preserve its 
use for employment. 
 

Could access be from Hop Lane? No. It would be a condition that all vehicle access must be through 
the existing access from the High St, (although the visibility splay 
may need improving). 
 

Would there still be access to the 
fabulous gardens? 

Routine public access to these privately owned gardens has ended. 
It will be for the owners to decide if they wanted to open the 
grounds for special occasions but, as they plan to continue living 
on the site in one of the new houses, the grounds will remain in 
good hands.  
 
The landscaping for the new café/shop would include the pond 
and its surrounds, to be enjoyed by visitors. 
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OTHER MATTERS 
 

How much is the NP costing? Who 
is paying for it? 

Grants of up to £17,000 in total have been made available from 
Locality, a body funded by central government. This was drawn in 
3 tranches. Full reports on what this money was budgeted for and 
how it was spent are provided to Locality.  
 
The PC has spent £18,826 funded by the precept (council tax) to 
March 2020.  This expenditure was approved by the PC and 
regularly reported on by the Clerk.  
 
The PC has budgeted for £2,000 in 2020/21.  
 
The cost of the Strategic Environmental Assessment is being 
funded by the Department for Housing, Communities and Local 
Government. 
 
The cost of the Regulation 16 consultation, the examination and 
referendum will be borne by EHC. 
 

Why is it taking so long to produce?  The decision was taken early on that the NP should include site 
allocations so that residents could agree which sites should be 
developed to meet the minimum housing target of 54 homes. This 
requires intensive and rigorous processes for site assessment and 
public consultation to be designed and implemented. Some 
parishes have chosen instead to allow the market to decide where 
housing would go and limited their NPs to environmental and 
design policies, which is a quicker process. 
 
It was also pragmatic to await the adoption of the district plan so 
that there was certainty about the strategic policies, including the 
minimum housing target, that the NP needs to support. Had the 
NP been completed before then, there was a risk of it being 
immediately superseded by new policies in the district plan. The 
district plan was finally approved in October 2018. 
 
There were some delays associated with the need to determine 
whether Moor Place Gate (South) would be included. 
 
Finally, the need for a Strategic Environmental Assessment could 
not have been foreseen. This has prevented the submission of the 
Plan to EHC, a delay which will account for the first half of 2020. 
 
EHC has imposed a deadline of March 2021 by which time a NP 
must be submitted for a Regulation 16 consultation. 
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What became of the proposal for 
housing development at Moor 
Place Gate? 

The draft policies included in the Pre-Submission consultation 
provided for a terrace of ~6-8 community-owned homes parallel 
to the main road (behind the trees that backdrop the war 
memorial) and ~7-9 terraced homes for market sale parallel to the 
sports ground.  
 
An aim of the NP is for limited housing growth in the village to 
meet identified local needs, primarily for younger people and 
downsizers.  Unfortunately, EHC would not commit to allowing the 
community-owned trust to allocate this affordable social housing 
on the basis of “locals first”. EHC wanted to give preference to its 
wider list of applicants, which would have done nothing to meet 
the local demand for affordable housing. It would have been 
inappropriate for the Much Hadham community to commit time, 
money and resources on developing housing for non-residents or 
those with no family or employment connection to the parish.  
 
A secondary issue was that Historic England, a statutory consultee, 
objected in principle to development of this site, fearing its impact 
on the setting of listed buildings at Moor Park. EHC and the 
examiner would have been obliged to give significant weight to 
that adverse opinion. 
 
The site was therefore withdrawn from the NP. Regrettably, this 
means the NP contains no site allocation for affordable housing. 
 
 

What other documents are 
produced with the NP?  

1. Basic Conditions statement demonstrating how all the legal 
requirements for preparing a NP have been met 
2. Consultation Report evidencing the extent of public 
consultation 
3. Sustainability Appraisal to identify and report on the likely 
effects of the NP and the extent to which its implementation will 
impact upon the environmental, social and economic objectives 
for the parish. This will come from the Strategic Environmental 
Assessment work. 
 

How can I be sure that members of 
the Steering Group are not being 
unduly influenced by landowners? 

The PC is the owner of the NP but voting councillors are a minority 
on the Steering Group. This provides a degree of separation and 
independence between those preparing the plan – the Steering 
Group - and those responsible for its adoption – the PC. 
 
The Steering Group is a committee of the PC and its members are 
bound by the PC’s Code of Conduct, which is a statutory 
requirement. Each member of the Steering Group submitted a 
Declaration of Interests, which included a statement of property 
ownership in the parish. If ever they have a direct or indirect 
interest in any site by, for example, sharing a border with it, they 
are required to declare that interest and exclude themselves from 
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participation in any discussion of it. This applies whether the site is 
proposed for housing or for special protection.  
 
Any substantive discussions with landowners about their sites are 
conducted with at least 2 members of the Steering Group present. 
 
Ultimately it is residents, not the Steering Group or the PC, who 
have the final say whether the NP and its sites are approved 
through the referendum. 
 

Where can I find more 
information? 

The NP website is at muchhadhamnp.com/ 
 
 

 

http://www.muchhadhamnp.com/

