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Want to know what’s been happening with the Neighbourhood Plan over the last nine 
months or so, but don’t have much time, or only really interested in the highlights?
Read on, this is the presentation for you!

Later if you decide you want to know more, have a look at any or all of the more detailed 
slideshows

COFFEE BREAK UPDATE

STNP Work Group
Note
There are 7 main slide-shows, as follows:

1. Introduction and Navigation

2. The Plan's Guiding Principles

3. Plan Timetable & Funding

4. Consultation Comments & Responses 

5. Post-Consultation Studies

6. Updated Policy Summaries

7. Remaining Steps

STNP
Sound Attachment
Sound Clip (414 KB)
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Text Box
You can listen to audio commentary by double-clicking on the speaker symbols where they occur
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STNP Work Group
Note
In addition there are 2 subsidiary slide-shows,  summarising villager and Breckland Council comments in greater detail



STNP Work Group
Note
This presentation should take about 12-15 minutes to read through,  if you choose to read all the pop-up notes and listen to the commentaries. If you just read the basic slide text, 5-6 minutes should suffice
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Hover your mouse over the post-its and key symbols to see notes about a topic
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HOW THE PLAN ACHIEVES A SUSTAINABILITY BALANCE

Policies for growth that exceed the Local 
Plan target for Saham Toney 

Policies to preserve and enhance the 
environment that are rigorous, but appropriate 
when set against the planned level of growth

Because the Plan’s 
policies are in balance, 

Saham Toney grows and 
thrives as a sustainable 
place to live and work

STNP
Sound Attachment
Sound Clip (985 KB)

STNP
Note
Given that the Plan supports more new housing than the minimum target, we believe it is entirely justified that it also includes a stringent set of policies to protect, preserve and wherever possible, enhances the village environment

So the Plan has a set of policies with just that aim, and they try to ensure that that development is offset by rigorous protection of the village landscape and views of it; heritage buildings, be they listed or unlisted but of particular value; our local green spaces; biodiversity and habitats; trees and hedges and green infrastructure in general

STNP
Note
The Breckland Local Plan sets a minimum target for Saham Toney of 33 new houses over the plan period up to 2036

Because when setting that target, two important factors were overlooked, we believe it is insufficient

Those factors relate (a) to updated Government estimates highlighting there will be more households in Breckland by 2036 than accounted for by the Local Plan - meaning in turn housing demand will be higher; and (b) an affordability factor based on the ratio of average house prices to average earnings, which for Breckland is about 8. This factor is used to increase housing supply with the aim of lowering prices

We have applied both factors to re-set the minimum target for Saham to 48 houses

STNP
Note
National planning rules stress that all sustainable development should be approved if it meets a Plan's policies. Those rules explain that sustainability has 3 key facets - economic, environmental and social and that all three must be satisfied in order for development to be approved.



STNP
Note
Sustainability can be a difficult concept to grasp. We like to think of it as follows:

If development is of the right type in the right places and at the right time, and is balanced by corresponding level of preservation and enhancement of the local environment, then that balance of economic and environmental factors means that society benefits and the social factor is satisfied

STNP
Note
The Plan allocates a total of 70 new houses on 9 sites, with their development phased between 2021 and 2036. This sets a limit on development in the village, other than:

'Windfall development' within the settlement boundary (generally single dwellings on vacant land);

Rural exception sites (i.e. sites comprising entirely affordable housing); and 

Single homes in the countryside for agricultural workers
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BRECKLAND COUNCIL: 88 COMMENTS
➢ Mostly minor, logical or needing a little clarification – generally accepted
➢ Disputed any that would weaken the Plan, such as no strict limit on number and no phasing 

of new houses, and presented more evidence to persuade Council to withdraw those 

NORFOLK COUNTY COUNCIL
➢ Comments on infrastructure, highways, flood risk and heritage issues
➢ Mostly helpful and accepted
➢ Some highways comments disputed: more evidence provided to overcome them

PARISHIONERS: 42 RESPONDED; 11 OF THOSE MADE 27 COMMENTS
➢ 31 supported the Plan without comment
➢ 6 others supported the Plan, subject to their comments
➢ 5 others did not support the Plan and gave their reasons in comments

OTHER ORGANISATIONS: 121 CONSULTED; 10 RESPONDED; 6 WITH COMMENTS
➢ Mostly not significant
➢ Comments from the agent of the owners of sites STNP4-7 seeking more houses

REG. 14 CONSULTATION AUG-OCT 2019: COMMENTS SUMMARY

STNP
Note
We met with the Neighbourhood Planning coordinator at Breckland Council to discuss each comment. During discussions we provided reasons to support our case against the most contentious comments, particularly those that sought to remove our overall limit of 70 on the number of new houses up to 2036, and to prevent us specifying phasing of new sites over the entire plan period. Our reasons were accepted and those criteria remain in the Plan

STNP
Note
Slide-show 4A gives a more detailed summary of Breckland Council's comments and our responses.

Beyond that, for the full and definitive set of comments and responses, refer to the Neighbourhood Plan Consultation Statement when it is published at the time the final submission of the Plan is made

STNP
Note
The main topics villagers commented on were:

Historic and future risk of surface water flooding and sewage overspill problems in the Page's Lane / Chequers Lane area near their junction with Hills Road;

A perceived failure to adhere to a site size  limit of 4-6 houses;

Impact of development on open views along Pound Hill;

Highway safety for sites on Richmond Road;

Traffic impact of development on and around Pound Hill;



STNP
Note
Slide-show 4B gives a more detailed summary of villager comments and our responses.

Beyond that, for the full and definitive set of comments and responses, refer to the Neighbourhood Plan Consultation Statement when it is published at the time the final submission of the Plan is made

STNP
Note
The only comments of note in this category came from a land agent responding on behalf of the owners of 4 potential sites on Pound Hill / Page's Lane.

The comments:

a) Suggested increasing the capacity of their 4 sites from 38 to 62;

b) Sought to remove a range of important policy criteria for their sites



Reasoned justification was given for not implementing the comments

STNP
Note
It is a requirement to review and respond to every consultation comment, but it is not a requirement to accept every one



STNP
Note
For the full and definitive set of Norfolk County Council comments and our responses, refer to the Neighbourhood Plan Consultation Statement when it is published at the time the final submission of the Plan is made
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WHAT’S BEEN DONE SINCE THE PUBLIC CONSULTATION AUG-OCT 2019
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Analysed all comments received and prepared responses to each

Secured additional grant funding and technical support (from Ministry of Housing)

Masterplanning studies of the main sites (by consultants)

Strategic Environmental Assessment (SEA) of the Plan (by consultants) – in progress

Habitats Regulations Assessment (HRA) of the Plan (by consultants) – in progress

Professional review of the housing needs assessment (by consultants)

Transport study of the allocated sites (by consultants)

Prepared Basic Conditions and Consultation Statements

Reconsidered and updated site selection

Updated the village design guide

Flood risk study (by consultants) – in progress

Consultant’s review of all main Plan documents

‘Health check’ of the Plan - pending

The Plan was updated as a 
result of all of these

STNP
Note
None of the work has been funded from Parish Council funds

STNP
Note
These looked at:

3 site layout options for the 5 sites in the Pound Hill, Page's Lane, Chequers Lane area



4 options for the site at Richmond Hall



Studies including a professional review of the sites' landscape impact, that concluded that two sites on the east side of Pound Hill were unacceptable. Those were removed from the Plan

STNP
Note
This assessment is needed because the Plan allocates housing sites. Its scope has been agreed with relevant expert organisations

5 options for the amount of development have been reviewed against environmental issues:

Biodiversity and geodiversity;

Climate change and flood risk;

Landscape impact;

Heritage assets impact;

Land, soil & water resources;

Population and community issues;

Health and wellbeing; and

Transport

Based on their relative merits and the results of other studies an option for 70 houses on 9 sites has been selected fro further assessment in the context of the Plan's policies

Results are expected in late May / early June

STNP
Note
This assessment is needed because the Plan allocates housing sites

An HRA looks at the potential impact of implementing a Plan's policies on designated sites, in this case:

The Breckland Special Protection Area and Special Area of Conservation;

The Norfolk Valley Fens Special Area of Conservation;

The Rex Graham Reserve Special Area of Conservation;

The Wash and North Norfolk Coast complex of protected sites



STNP
Note
An initial assessment of the Reg. 14 version of the Plan has been made

Some minor policy updates have been made, principally adding greater protection for stone curlews, a rare species, with about 60% of its total UK population found in Breckland. Otherwise draft policies were deemed acceptable

The final assessment will verify that the Plan's Reg. 15 housing policies will not result in unacceptable impact on protected sites in terms of water quality, hydrological changes, air quality, habitat fragmentation, recreational pressure or urbanisation

STNP
Note
The assessment's conclusions remain that the village needs more smaller houses that are genuinely affordable for local people. The review showed us ways we could improve the evidence and justification for that

STNP Work Group
Note
This study was commissioned to:

Establish if safe access to and from each allocated site is feasible - the conclusion was 'yes';

Evaluate increased traffic levels due to the development of the allocated sites and determine on the village road network - that impact was deemed to be negligible;

Establish if there would be any increased queuing at the junctions at each end of Pound Hill - the conclusion was no increase;

Provide expert advice on how to respond to and overcome certain comments from the Local Highways Authority



STNP Work Group
Note
Two documents required by the regulations when the final submission of a Plan is made:

A Basic Conditions Statement shows how teh Plan meets all the regulatory requirements and how it contributes to sustainable development

A Consultation Statement describes all consultation events held during preparation of the Plan and gives full details of all consultation comments and the responses to them as a result of the two formal public consultations on the Plan to date. Its intention is to show how those who live, work or run a business in Saham have been involved in the preparation of the Plan

STNP Work Group
Note
Given both the consultation comments and the number and range of additional studies undertaken after consultation, it was necessary to update the site selection report in the light of valid consultation concerns, confirmed facts and the new evidence provided by the various studies



The overall result of that process was the removal from allocation in the Plan of two sites on the east side of Pound Hill.

That reduced the number of sites allocated to 9, with a total of 70 houses

STNP Work Group
Note
A 'health check' may be thought of as a dummy run of the formal independent examination the Plan will undergo after its final submission. 

We expect it to be undertaken in June.

The health check report will tell us if it is likely the Plan will be accepted when formally examined and what changes may be needed to ensure that.

As such, we anticipate it will be the last piece of work that may lead to significant changes to the Plan's policies.

STNP Work Group
Note
For budget reasons, scope limited to:

An overview of existing problems in the Pound Hill / Page's Lane area, with high-level recommendations as to how they might be alleviated;

A review of the Plan's 8 drainage policies and relevant aspects of the allocation policies for the 3 sites proposed in the area, with recommendations for amendments to best ensure that development does not result in increased flood risk;

Advice on how to best utilise the green areas of the 3 sites for flood attenuation measures





KEY PLAN UPDATES BASED ON STUDIES & REVIEWS
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All consultation comments responded to: Plan updated where applicable
Two sites removed from allocation
Site allocation policy requirements updated and added to
Masterplanning policy added
Surface water management policy split into 9 stronger component parts
Design policy rewritten
Biodiversity and habitats policy rewritten
Climate change more fully addressed
Additional evidence added based on post-Reg. 14 studies
Glossary added
Compliance with regulatory requirements demonstrated in the Basic 
Conditions Statement

STNP Work Group
Note
In many case review of comments showed that no changes to the Plan were necessary

STNP Work Group
Note
Sites STNP5 & 6 on the east side of Pound Hill

As shown in 3 masterplanning study options, both were deemed by a professional consultant to have unacceptable impact on the landscape of the area 

STNP Work Group
Note
To ensure the findings of the masterplanning study report are adhered to when sites are developed

STNP Work Group
Note
To address villager concerns that the Plan did not do enough to ensure no increase of flood risk to their properties and land as a result of new development.

The amended and enhanced policies were developed with the help of guidance and advice from the Lead Local Flood Authority and a flood risk study by specialist consultants

STNP Work Group
Note
Following further review and advice by Breckland planners and the Government's introduction of a National Design Guide

STNP Work Group
Note
To address Breckland Council concern that both the policy measures were lacking clarity of intent and the policy maps were difficult to read.

Further evidence added to help justify the policy

STNP Work Group
Note
Design policy expanded to include measures aimed at improving the energy efficiency of new developments and decrease their carbon footprints



NEIGHBOURHOOD PLAN POLICY GROUPS
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INFRASTRUCTURE

HOUSING

DESIGN

NON-RESIDENTIAL 
DEVELOPMENT

FLOOD RISK

LANDSCAPE

HERITAGE

BIODIVERSITY 
& HABITATS

Policy 1

Policies 2A – 2Q

Policies 3A – 3E

Policy 4

Policy 6

Policies 5, 7A & 7B

Policies 7C – 7F

Policies 8A – 8H & 9

GROWTH & DEVELOPMENT PROTECTING THE ENVONMENT

Allocated Sites

Village Vernacular

Character Areas

Key Views

Rural Gap

STNP Work Group
Note
These are the two groups of policies that aim to ensure the Plan balances the level of new development with an appropriate set of protections for the local environment, and is thereby promotes a genuinely sustainable future for the village

STNP Work Group
Note
Details of the various sub-topics are given in slideshow 06 'Updated Policy Summaries'



ALLOCATED SITES
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9 SITES ARE ALLOCATED, PROVIDING A TOTAL OF 70 NEW 
HOMES UP TO 2036

SITE № SITE NAME № of 
HOUSES

PHASING

STNP1 Grange Farm, Chequers Lane 10 2025 - 2028

STNP2 Croft Piggery, Hills Road 4 2020 - 2024

STNP4 Pound Hill east 17 2025 - 2028

STNP7 Page’s Farm, Page’s Lane 8 2029 - 2032

STNP9 Ovington Road 3 2020 - 2024

STNP13 Hill Farm, Hills Road 5 2029 - 2032

STNP14 Croft Field, Hills Road 5 2033 - 2036

STNP15 8 Richmond Road 6 2033  -2036

STNP16 Richmond Hall 12 2020 - 2024

GROWTH & DEVELOPMENT

STNP
Note
70 houses in total was one of 5 options for growth that were assessed, the others being:

107 houses on 11 sites, accounting for comments from the owners of 4 sites on Pound Hill / Page's Lane;

83 houses on 11 sites as the Reg. 14 version of the Plan;

54 houses on 6 sites (to meet the Plan minimum target of 48);

34 houses on 4 sites (to meet the Local Plan minimum target)



STNP
Note
The other 4 options were rejected because:

In the Reg 14 (83 house) option, two sites were shown by professional review to be unacceptable in terms of landscape impact; 

The 107 house option by definition would have more landscape impact than the 83 house case;

The 34 house option failed to satisfy the minimum Neighbourhood Plan target for new housing;

The Strategic Environmental Assessment report showed that the 70 house option better met environmental objectives than the 53 house option



REMAINING STEPS: FINAL SUBMISSION TO EXAMINATION
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Request for Parish Council to formally approve submission of the Plan
Formal Regulation 15 submission of the Plan to Breckland Council
Council makes internal checks that the Plan is acceptable for submission
Breckland Council formally publish the Plan and organise and publicise a 
6-week consultation
Comments are returned to Breckland Council who send them to the 
appointed independent examiner at the close of the consultation
The Plan is examined and a report of the examination prepared
The report declares if the Plan can go to referendum:
➢ If so, that may be on condition of implementing recommended changes

STNP Work Group
Note
Present (May 2020) COVID-19 restrictions must be lifted or sufficiently relaxed before this consultation can proceed, since part of the process involves those who wish having access to paper copies of the Plan, Basic Conditions Statement and Consultation Statement at Breckland Council's office and the WCCC (or alternate village location)

STNP Work Group
Note
Neither Breckland Council nor the Neighbourhood Plan group makes any response to comments

The examiner takes them into account during his review of the Plan but does not make specific, individual responses to them

New comments on aspects of the Plan unchanged from the previous consultation are unlikely to be considered 

STNP Work Group
Note
The examiner may wish to clarify certain things in advance of undertaking the examination, which is expected to take around 2 months

Unlike a Local Plan, examination does not review a Neighbourhood Plan's policies for 'soundness', but instead decides if they meet the 'basic conditions' (i.e. the fundamental regulatory requirements). This is both an advantage and a drawback, in that it gives an examiner flexibility but also the opportunity for interpretation of the regulations

STNP Work Group
Note
No two examiners will have the same opinion of every issue, so it is difficult to predict which topics, if any, may be seen as contentious.

While it is possible to challenge an examiner's  conclusion that a policy requires amendment, that is a long process, as Swanton Morley found when they did that, and it delayed their referendum by more than a year 

STNP Work Group
Note
It is difficult to be precise about a timetable of events after we make a Regulation 15 submission of the Plan to Breckland Council:

a) Even in normal circumstances, after Plan submission, the timing of events is outside our control, and dependent on how long Breckland Council and the Plan examiner take for each step;

b) Timing is made even more uncertain by the present COVID-19 restrictions (as at early May 2020). These mean that a 6-week consultation on the final plan cannot start until social distancing guidelines are sufficiently relaxed or removed to allow anyone who wishes to view paper copies of the Plan and its key supporting documents at the Breckland Council office and/or a public village venue (e.g. the WCCC)

STNP Work Group
Note
The following steps need to be completed before we can make a Regulation 15 submission of the Plan:

1) Complete the Strategic Environmental Assessment, and publish its report for a 6-week  public consultation. Incorporate the report's recommendations and any valid consultation comments in the Plan;

2) Complete the Habitats Regulations Assessment and send it to Natural England for a 3-week consultation. Incorporate the report's recommendations and any valid consultation comments in the Plan. Following that Breckland Council to verify the report is legally compliant;



continued in next note...

STNP Work Group
Note
Continued from previous note...



3) A health check of the Plan to advise if it  is likely to pass formal examination. Incorporate the report's recommendations in the Plan;

4) Final review of the Plan and all its supporting documents by our main consultant, and in parallel a pre-submission review of the Plan, Basic Conditions Statement and Consultation Statement by Breckland Council. Either of both may result in Plan updates.

STNP Work Group
Note
If all steps are completed in the timeframe we estimate, we anticipate making the final submission of the Plan in the second half of August 2020

However we have looked at a 'worse case' scenario of delays by consultants / Breckland Council in completing their tasks, and if those delays occur in practice submission might be delayed by around 2 months



REMAINING STEPS: POST-EXAMINATION
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In theory, Breckland Council may implement the examiner’s 
recommendations without reference to the PC or NP group
In practice, we expect this to be  done in conjunction with the NP group, 
who would involve the PC as necessary
After any Plan updates are made, Breckland Council organise and 
publicise a village referendum and publish a final version of the Plan 
➢ The referendum question will be: ‘Do you want Breckland Council to use the 

neighbourhood plan for Saham Toney to help it decide planning applications in the 
neighbourhood area?’ The choices will be ‘yes’ and ‘no’

➢ The referendum will be decided by a simple majority among those who vote

If the ‘yes’ votes are in the majority the Plan will become part of Local 
Development Plan with full force in planning decisions

STNP Work Group
Note
Eligibility to vote will be exactly the same as for any national or local election - i.e. open to all those on the electoral roll with a parish address

In all likelihood the referendum will held on the same day as local elections

STNP Work Group
Note
This process is what is referred to a 'making' the Plan

Additionally, because of delays caused by COVID-19 restrictions, the Government has ruled that as soon as a Neighbourhood Plan is examined with a recommendation to proceed to referendum, it will carry 'significant' weight in planning decisions
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