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INSTRUCTIONS 

These representations to the Pre-Submission (Regulation 14) version of the Great Barford 

Neighbourhood Plan have been prepared by DLP Planning Ltd acting on behalf of Old Road 

Securities plc (ORS).  

These representations should be read alongside other supporting documents previously submitted 

to the Parish Council including DLP’s Site Assessment Report, which provides a critical review of 

the AECOM Assessment (May 2019) commissioned by the Neighbourhood Plan Steering Group 

(NPSG) to support the Neighbourhood Plan.  

For completeness we have also returned the online response form to support these representations. 

This Report identifies fundamental concerns regarding the Neighbourhood Plan which does not in 

our assessment meet the basic conditions. These, for reference, are set out in paragraph 8(2) of 

Schedule 4B to the Town and Country Planning Act 1990, as applied to neighbourhood plans by 

Section 38A of the Planning and Compulsory Purchase Act 2004. We have sought legal opinion from 

specialist Counsel with relevant experience on this particular matter, and this we have set out at 

Section 5 and Appendix 4 also confirms a full SEA should have been undertaken to support the Plan.  

This report explains how the Pre-Submission (Regulation 14) version of the Neighbourhood Plan is 

(i) not in general conformity with the strategic policies in the Bedford development plan (ii) is 

inconsistent with central policy guidance, and (iii) will not, if pursued, result in the achievement of 

sustainable development.  

The specific policy objections include: 

• Policy D1: High quality design and rural character 

• Policy H1: Location for Future New Housing Development 

• Policy NE1: Protecting the Landscape 

• Policy NE2: Nature Conservation 

• Policy CON1: Great Barford Conservation Areas and their settings 

• Policy CON2: Protecting and enhancing local heritage assets 

• Policy TT1: The traffic impact of new development 

• Policy CF1: Community facilities 
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0.0 EXECUTIVE SUMMARY 

0.1 A Neighbourhood Plan must demonstrate, inter alia, that it will support the achievement of 

sustainable development and has been prepared in general conformity with the strategic 

policies of the development plan for the area. These considerations form a key element of 

the basic conditions the Plan must meet.  

0.2 Although, somewhat surprisingly at this stage, a Basic Conditions Statement has not been 

produced, the Pre-Submission Version of the Great Barford Neighbourhood Plan (GBNP) 

has been assessed for its general conformity with the strategic policies of the development 

plan in force. At the time of writing, the adopted development plan for Bedford includes the 

Bedford Local Plan 2030 (adopted January 2020) together with the ‘saved’ policies of the 

Allocations and Designations Local Plan (2013). The recently commenced review of the 

Local Plan will become an increasingly important material consideration as this will likely, 

because of the changes in housing requirements, significantly alter the Council’s overall 

strategic approach.  

0.3 Our submission, on behalf of our client, identifies fundamental concerns with the 

Neighbourhood Plan which does not in our view, as it stands, meet the basic conditions, 

and.: 

• Fails to conform with other relevant strategic policies in the Bedford Local Plan 

2030, and central policy 

• Includes conflicting policies which undermine the objectives of the Plan 

• Fails to pursue an appropriate growth strategy which would result in 

sustainable development  

0.4 This submission sets out our client’s objections to each policy as shown in the previous 

section and provides reasons to justify these. This includes specific reference to how 

allocating Great Barford West, through Policy H1, is not the most appropriate option for 

achieving sustainable growth; the approach is not in general conformity with the strategic 

policies of the Local Plan; and the proposed allocation will conflict with other policies within 

the Plan. 

0.5 Specific concerns with regard to the proposed allocation at Great Barford West include the 

evidence utilised to support the allocation (specifically regarding landscape and heritage); 

the appropriateness and transparency of site assessment decisions; the consultation carried 

out on the proposed options; failures in recognising the delivery constraints surrounding 

multiple ownerships; and, the lack of defined land use boundaries associated with the 

direction of growth in this location, which would significantly impact on the character of the 

settlement and opportunities to sustain and enhance local infrastructure (including open 

space).  

0.6 The evidence supporting the proposed allocation includes the AECOM Site Assessment 

(May 2019), referred to in this report as the AECOM Assessment. This has previously been 

critiqued through representations to the Neighbourhood Plan Steering Group (NPSG). DLP’s 
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Review of the AECOM Assessment raises serious questions regarding how the sites 

considered for allocation were assessed, and whether the constraints and opportunities 

associated with those sites have been robustly considered. 
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1.0 INTRODUCTION 

 The Great Barford Neighbourhood Plan (GBNP) was published by the Neighbourhood Plan 

Steering Group (NPSG) on the 14th of December 2020 as part of the statutory Pre-

Submission (Regulation 14) consultation.   

 These representations are submitted on behalf of ORS plc, the promoters of Land known as 

Willoughby Park (which includes sites 128 and 532, Roxton Road). The representations 

include a detailed review of the GBNP and its supporting evidence, and in doing this raise a 

series of fundamental concerns. This submission sets out these concerns and provides 

details on the objections to specific policies.  

 As set out in paragraph 0.40 of the National Planning Policy Guidance (NPPG) for 

Neighbourhood Planning requires that, “proportionate, robust evidence should support the 

choices made and the approach taken. The evidence should be drawn upon to explain 

succinctly the intention and rationale of the policies…”. 

 A critical review of the evidence collated to support the GBNP, in particular the AECOM 

Assessment, has already been undertaken and submitted to the NPSG. This Report raises 

serious questions over how the sites considered for allocation have been assessed; whether 

the constraints and opportunities associated with all sites have been robustly considered; 

and the transparency over the consideration and consultation of options.  

 Neighbourhood planning enables communities to play a much stronger role in shaping the 

areas in which they live and work, and in supporting new development proposals. It is not 

clear how the objectives set out in the GBNP will be achieved or whether they are even 

supported, particularly so considering that certain policies, such as H1, refer only to the 

allocation of Great Barford West. Rather than being supportive this policy could inhibit the 

Plan’s ability to achieve its relevant objectives such as provision for new green infrastructure 

and a new medical centre.  

 In terms of the structure of these representations Section 2 provides an outline of our client’s 

interests and the background to these representations. Section 3 sets out the Plan’s current 

relationship with regards to national policy and guidance. Section 4 provides further detail of 

those concerns and objections to the policies of the GBNP and how well these will achieve 

the Vision and Objectives as set out in the draft Plan. Section 5 reiterates concerns 

throughout the report in terms of evidence, process and consultation including 

inconsistencies and inaccuracies in data, and the publishing of inaccurate or out-of-date 

information which have all greatly impacted the robustness of decision making in terms of 

the options progressed.  
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2.0 BACKGROUND TO THE PRE-SUBMISSION VERSION NEIGHBOURHOOD PLAN 

CONSULTATION 

 Our client’s interests in Land known as ‘Willoughby Park’ (including Sites 128 and 532 Roxton 

Road) have been extensively promoted through the preparation of the Neighbourhood Plan 

and also at each stage of the Bedford Local Plan 2030, commencing in 2014, in the context 

of the emerging strategic policy approach as well as by reference to individual development 

options. The sites were comprehensively analysed in the Borough Council’s ‘Site 

Assessments and Potential Options for Allocation’ Report (April 2017) with the area under 

site reference 128 identified amongst the preferred options for potential allocation. 

 Following a change in strategic policy direction, Policy 3S of the Local Plan 2030 deferred 

the allocation of sites to Neighbourhood Plans and further site assessments were then 

undertaken by AECOM in May 2019, to support this.  

 Through the Great Barford Assessment, sites 128 and 532 were both included and assessed 

separately. A significant point to be emphasised further in the following section, however, 

relates to the site capacities utilised within the AECOM Assessment.  

 The starting point for the AECOM assessment for Site 128 is identified using the details within 

an earlier BBC ‘Call for Sites’ (CfS) submission and a potential capacity of 240 units. This 

did not reflect the relevant CfS details for our client’s land (see 2015 submission under Ref: 

532 providing for a medium-scale site option). It is also important to acknowledge that when 

BBC considered our client’s land as part of a combination of suitable sites, it, as Local 

Planning Authority, also provided a capacity of 100 units (as per the 2017 Consultation 

Paper). Despite not referencing the relevant background to the 240 unit starting point, the 

conclusions at Table 4.17 of the AECOM assessment identified a capacity of between 70 

and 93 units together with recommending that “discussions are had with the developer 

and BBC to decide on an appropriate density” are supportable. 

 The NPSG is very aware of the extensive work undertaken by our client, who has sought 

over a long period to engage with the NPSG, as encouraged by the LPA, to reflect noted 

constraints and the emerging objectives of the GBNP which reduced this capacity to 100 

dwellings as part of the ‘Option 2’ layout. This, again, is something the NPSG have been 

made aware of at numerous occasions and promoted via local leaflet drops and the NPSG 

Developer workshops, but the NPSG have failed to acknowledge this.  

 Our client fundamentally disputes the NPSG’s conclusions in the November 2020 Site 

Allocations Report. The details above demonstrate that it was inappropriate for the NPSG to 

choose only to rely upon “CfS submissions and data available to AECOM” and consult only 

on AECOM options 1(a) or 1(b) as comprising up to 240 units on our client’s site, given these 

had been replaced by later proposals which were brought to the NPSG’s attention as the 

submission for this purpose.  
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 Moreover, and this further compounds the concerns expressed, it is fundamentally incorrect 

and contrary to AECOM’s recommendations regarding further engagement for the Site 

Allocations Report to state that neither option [‘Option 1’ or ‘Option 2’ of our client’s land] 

indicated the hectare size of area for housing. Both Masterplans are supported by a 

comprehensive land use budgets, enclosed with these representations.  

 On this basis the NPSG have chosen to engage with an assessment of alternatives based 

upon incorrect information, despite the submission of clear and relevant information on how 

these would contribute towards the achievement of sustainable development and potentially 

deliver the Plan’s Vision and Objectives. 

 The AECOM assessment concludes that given the landscape constraints and the fact a 

smaller part of the site is also being considered in the assessment; Site 532 (Willoughby Park 

Option 1) is unsuitable for allocation when considered against the local criteria. This 

conclusion, materially, does not follow the same approach taken when considering other 

sites such as 670 (Land at Green End) this comprising part of the current draft allocation.  

 Despite the AECOM Assessment concluding site 128 was suitable for around 100 units as 

part of dispersed spatial strategy options (with a capacity for development that broadly 

corresponds with details submitted by our client), this was also not pursued by the NPSG 

despite appearing the most appropriate option for growth. 

 The following Section highlights the proposed opportunities associated with the delivery of 

both Option 1 and Option 2 Willoughby Park.  

Land known as Willoughby Park (Sites 128 and 532 Roxton Road) 

 As set out above, Land known as Willoughby Park, includes two potential options for 

development. Option 1 includes the wider allocation (532 Roxton Road) which could deliver 

500 dwellings as a single comprehensively planned site. Option 2 (128 Roxton Road) 

includes the smaller site considered suitable to deliver 100 dwellings as part of a wider 

distribution of development or potentially as a reserve site to protect against under delivery 

or delays in delivery of the larger allocations. 

 Concept Masterplans have been produced for each option based on primary evidence 

collated, utilising existing Local Plan evidence, and updated to reflect those community 

objectives as they emerged through the GBNP process. This information was made available 

at numerous stages and has not varied.   

Option 1 – Willoughby Park 

 This is the larger of the two options with the capacity to deliver 500 dwellings through a 

comprehensively planned scheme alongside other significant ecological and community 

benefits. A larger plan is available in appendix 1. 
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Figure 1: Option 1 – Willoughby Park (Site 532) 

 Unlike the GBNP draft allocation Willoughby Park, notably, is owned by a single landowner 

This effectively removes deliverability constraints and means the site can be delivered as a 

comprehensive single scheme without either formal agreement between parties or 

compromise on parts of the land to achieve potentially competing interests. 

 Whilst it is acknowledged that there would be landscape impacts if the entire site were built 

out, as is shown in Figure 1 given the size of the site, such constraints can be mitigated and 

in doing so provide significant benefits to the existing residents.   

 The site extends to 29.5 hectares (ha) with much of this land safeguarded as a multifunctional 

countryside park, this would be provided at no cost to public bodies, providing enhancements 

to the recreation, open space, and green infrastructure provision in the village.  

 The site also offers opportunities to promote and where possible enhance linkages to the 

open countryside, as sought by many respondents and based on the design approach this 

land would largely mitigate against any noted landscape constraints and bring benefits to 

ecology and wildlife and the potential for significant biodiversity net gain. The countryside 

park would be managed long-term by a resident management company at no cost to the 

existing community.  

 The development allows for an attractive frontage to Roxton Road incorporating large 

drainage features and providing extensive green space and tree planting. The site maintains 

a strong relationship with the village centre and is well related to the existing built-up area 

with appropriate access to local facilities and services. Alongside the noted ecological 

benefits, the site would also deliver a new community hub with youth and, importantly, 

medical facilities for the village, and play space and multi-use games incorporated to address 
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those GBNP objectives.  

 The developer funded medical centre will respond to those aspirations set out in the GBNP 

to deliver community infrastructure as part of any housing delivery. The benefit of siting the 

medical centre within part of this site is that it can be located adjacent to the existing 

community centre to form a community hub accessible to both existing and new residents of 

Great Barford. 

 Development at this site would address the housing requirement for Great Barford in one 

comprehensively planned yet contained development of 500 dwellings. Any future plans 

would see the delivery of a mix of housing types including affordable housing and bungalows. 

Other benefits include potential to introduce traffic calming and speed measures to slow 

traffic down along Roxton Road, which we are aware is a problem in this location. 

Option 2 – 100 Units 

 The smaller site, Option 2 Willoughby Park extends to 9.5 hectares (ha) and would deliver 

100 dwellings alongside significant open space and green infrastructure enhancements. A 

larger Plan is available at Appendix 2. 

 

Figure 2: Option 2 – Willoughby Park (Site 128)  

 As with site 532 the land is within a single ownership and provides a realistic deliverable 

option that would see the delivery of the allocation within the first five years of the Plan period.  

 The site is well related to the existing village form and would provide a logical and 

sympathetic extension to the settlement form.  

 The site can deliver a range of housing types, including affordable dwellings and bungalows, 
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and as with the wider site, an attractive frontage to Roxton Road can be created incorporating 

drainage features, extensive green space and tree planting, traffic calming and speed 

measures along Roxton Road. 

 Whilst on a smaller scale, site 128 still offers opportunities for significant ecological and 

community benefits, including a mix of open and green spaces to provide amenity and 

enhance ecology and facilities for local play supporting activity and recreation.  

 In conclusion, development of Willoughby Park could deliver Great Barford’s housing needs 

in one comprehensively planned site or be taken forward as part of a more dispersed 

development strategy or provide a sensible safeguarded option to protect against under 

delivery including as a potential ‘reserve site’.  

 This is considered particularly necessary if the allocation of Great Barford West is 

progressed. The Bedford Local Plan 2030 requires a minimum of 500 homes to be delivered 

in Great Barford in the plan period to 2030. The proposed Great Barford West option 

comprises land in multiple ownerships and the policy proposals provide no indication of an 

overall land use budget, indicative masterplan, or phasing schedule. This indicates at the 

very least a risk that development would be brought forward through several successive 

applications with the requirement that various legal agreements are in place at various times 

and would as a result potentially fail to achieve the timeframes and requirements for the scale 

and distribution of growth as set out in adopted strategic policies.  

 Moreover, the Bedford Local Plan 2030 is itself subject to review. Without prejudice to the 

outcomes of that process the review will require both an extension to the plan period and a 

strategy that will deliver in full future development needs in accord with the government’s 

standard method. This could render the policies of the Neighbourhood Plan in conflict with 

the strategic policies of the Local Plan.  

 Bedford Borough Council has indicated the likely need for ‘top up’ allocations in sustainable 

settlements in the period from adoption of the Local Plan Review up to the end of the current 

plan period in 2030, given the increased requirement for growth. The PPG identifies these 

as specific circumstances where provision for ‘reserve sites’ should be considered: 

“Neighbourhood plans should consider providing indicative delivery timetables and allocating 

reserve sites to ensure that emerging evidence of housing need is addressed. This can help 

minimise potential conflicts and ensure that policies in the neighbourhood plan are not 

overridden by a new local plan” (ID: 41-009-20190509). 

 Preparation of the Neighbourhood Plan is an appropriate basis to ensure that all alternatives 

are robustly assessed and considered in the context of potential longer-term objectives for 

growth and future review.  

 For the reasons outlined above the lack of a defensible boundary and clear phasing plan for 

the Great Barford West option makes this location ill-suited. Deliverable alternative site 
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options include the Willoughby Park site (and in-particular Option 2 -100 units), which have 

previously been identified as suitable, sustainable, and recommended as part of dispersed 

strategy options. This represents an appropriate basis for the provision of a Reserve Site to 

address any delay to overall delivery of to meet the requirements for additional development 

in-lieu of a full review of the Neighbourhood Plan. 

 Each option under our client’s control is available now, are unconstrained in infrastructure 

terms and can be brought forward without any need for agreement with other parties. This 

means development can be phased to link with the delivery of essential infrastructure, e.g., 

Medical centre, open space etc.  

 Please refer to the website www.willoughby-park.co.uk for further information on the 

proposals for development at Willoughby Park. 
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3.0 PLANNING POLICY AND LEGILSATION  

National Policy and Legislation 

3.1 A Neighbourhood Plan must meet prescribed basic conditions if it is to proceed to a 

referendum. These are set out in paragraph 8(2) of Schedule 4B to the Town and Country 

Planning Act 1990 as applied to Neighbourhood Plans by section 38A of the Planning and 

Compulsory Purchase Act 2004: 

a. have regard to national policies and advice contained in guidance issued by the 

Secretary of State it is appropriate to make the order (or neighbourhood plan).   

d. the making of the order (or neighbourhood plan) contributes to the achievement of 

sustainable development.   

e. the making of the order (or neighbourhood 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).   

f. the making of the order (or neighbourhood plan) does not breach, and is otherwise 

compatible with, EU obligations.   

g. prescribed conditions are met in relation to the Order (or plan) and prescribed 

matters have been complied with in connection with the proposal for the order (or 

neighbourhood plan)  

3.2 In seeking to ensure the achievement of sustainable development, paragraph 11 of the 

Framework specifies that plans and decisions should apply a presumption in favour of 

sustainable development. Paragraph 13 states that the implications of the presumption apply 

to those engaged in the preparation of neighbourhood plans. 

3.3 In relation to basic condition (a) it is important that Neighbourhood Plans should support the 

delivery of strategic policies contained in the Local Plan. Neighbourhood Plans should not 

undermine those strategic policies. They should also plan positively to support, shape and 

direct development outside of these (ID: 41-070-20190509). 

3.4 Planning practice guidance confirms that Neighbourhood Plans should demonstrate how 

they may contribute towards environmental, social, and economic conditions while ensuring 

adverse impacts are avoided (ID: 41-072-20190509). This is consistent with the objectives 

for a plan-led system.  Sufficient and proportionate evidence is required to demonstrate this 

and may best be illustrated through preparation of a Sustainability Appraisal. A Sustainability 

Appraisal allows the context, objectives, and approach to the assessment to be outlined; 

relevant environmental issues and objectives to be identified; and alternatives to the 

preferred strategy considered. This may draw on the evidence base for the Local Plan, if 

available and up-to-date. A Sustainability Appraisal has not been undertaken to support the 

Great Barford Neighbourhood Plan. We consider that such an approach is essential to 

determining an appropriate strategy for growth given the number of alternative site options 

put forward for assessment. 
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3.5 The Framework emphasises that strategic policies should be clearly distinguished from non-

strategic policies. Planning Practice Guidance specifically addresses the approach to 

understanding the implications of identifying strategic policies relevant to basic condition (e) 

and ensuring general conformity. Strategic policies can occur anywhere in the development. 

They will not solely relate to housing matters and can be required to address the range of 

priorities identified in paragraph 20 of the NPPF, including infrastructure and community 

facilities. 

3.6 Groups preparing Neighbourhood Plans should apply a number of considerations when 

identifying and determining the role of strategic policies, including inter alia: 

• “whether the policy sets out an overarching direction or objective 

• whether the policy sets a framework for decisions on how competing priorities 

should be balanced 

• whether the policy sets a standard or other requirement that is essential to 

achieving the wider vision and aspirations in the local plan or spatial 

development strategy 

• in the case of site allocations, whether bringing the site forward is central to 

achieving the vision and aspirations of the local plan or spatial development 

strategy 

• whether the local plan or spatial development strategy identifies the policy as 

being strategic” (ID: 41-076-20190509) (DLP emphasis) 

3.7 Infrastructure needs to be provided in the Neighbourhood Plan area should be considered at 

the earliest stage in plan-making. This should ensure that the planning system supports 

growth in a sustainable way. These considerations include: 

• “what additional infrastructure may be needed to enable development proposed 

in a neighbourhood plan to be delivered in a sustainable way; 

• how any additional infrastructure requirements might be delivered; 

• what impact the infrastructure requirements may have on the viability of a 

proposal in a draft neighbourhood plan and therefore its delivery; and 

• what are the likely impacts of proposed site allocation options or policies on physical 

infrastructure and on the capacity of existing services, which could help shape 

decisions on the best site choices” (ID? 41-045-20190509) 

3.8 The requirements for prioritised infrastructure to support development in the plan should be 

set out and explained within the Plan. 

3.9 Paragraph 30 of the Framework is relevant to assessing the application of non-strategic 

policies that Neighbourhood Plans introduce to the development plan, once made. Once 

brought into force these will take precedence over existing non-strategic policies where they 

are in conflict “unless they are superseded by strategic or non-strategic policies that are 

adopted subsequently.” 
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3.10 Paragraph 14 of the Framework deals with specific circumstances for the application of 

paragraph 11(d) of the presumption in favour of sustainable development for decision-taking. 

Where this is engaged for applications involving the provision of housing, adverse impact 

through conflict with a made Neighbourhood Plan is considered likely to significantly and 

demonstrably outweigh the benefits. 

3.11 Criteria (b) is expanded upon in planning practice guidance to emphasise the importance of 

Neighbourhood Plans providing policies and allocations to meet their housing requirement in 

order to benefit from the provisions at paragraph 14 (ID: 41-096-20190509).This is 

specifically part of ensuring that the “Neighbourhood Plan is planning positively for new 

homes, and provides greater certainty for developers, infrastructure providers and the 

community.” 

3.12 Where the Neighbourhood Plan looks to allocate sites for development the process should 

demonstrate how these objectives have been addressed. This includes a “need to carry out 

an appraisal of options and an assessment of individual sites against clearly identified 

criteria” (ID: 41-042-20170728). Strategic Environmental Assessment may be required 

where the plan is likely to have a significant effect on the environment and the environmental 

implications of proposals should be considered at an early stage. 

3.13 Planning practice guidance further outlines the process of site identification and assessment 

that all plan-makers should adopt in considering potential allocations, including issuing a call 

for potential sites. A comprehensive survey of sites should ensure, thorough assessment 

against national policies and designations, the potential for development and any relevant 

constraints. The assessment should ratify inconsistent information, provide an understanding 

of the development that may be appropriate and give a more detailed understanding of 

deliverability (ID: 3-016-20140306).  

3.14 Within the context of a review of a made Neighbourhood Plan, guidance specifies the 

importance of ensuring that sites identified for development in year 1-5 of the Plan period are 

deliverable (ID: 41-099-20190509). Plainly, the importance of this can also apply to Plans 

made to address the housing requirement in strategic policies of recently adopted Plans 

where a pressing need for housing is identified. 

3.15 Groups preparing neighbourhood plans should demonstrate that the approach they have 

adopted in seeking to address the need for policies and allocations to meet requirements 

identified in the strategic policies of the Local Plan and the Neighbourhood Plan should 

specify the origins of the housing requirement figure (i.e., 500 dwellings in this case). Groups 

are encouraged to meet and where possible exceed the requirement and provide for a 

sustainable choice of sites that can respond to changing circumstances and allow the plan 

to remain up-to-date for longer (ID: 41-103-20190509). 

3.16 Landowners and the development industry should, as necessary and appropriate be 

involved in preparing a draft neighbourhood plan or Order. By doing this qualifying 

bodies will be better placed to produce plans that provide for sustainable development which 

benefits the local community whilst avoiding placing unrealistic pressures on the cost and 

deliverability of that development. (ID: 41-048-20140306) 
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Local Policy 

3.17 The pre-submission version of the GBNP is to be assessed for its general conformity with 

the strategic policies of the adopted development plan (the Bedford Local Plan 2030 (adopted 

January 2020) together with the ‘saved’ policies of the Core Strategy (2008) and Allocations 

and Designations Local Plan (2013)).  

3.18 In terms of meeting the basic conditions the following strategic policies form the key 

considerations. 

3.19 Policy 3S of the Bedford Local Plan 2030 sets out Bedford’s Spatial Strategy with the 

intention to deliver sustainable development and growth that enhances the vitality of the 

borough’s urban and rural communities. This spatial strategy includes strategic residential 

development in key service centres in association with expanded education provision where 

necessary.  

3.20 Policy 4S of the Bedford Local Plan 2030 sets the amount and distribution of housing 

development across Bedford whereby a minimum of 3,169 new dwellings will be allocated. 

For Key Service Centres Policy 4S sets a target of 2,000 dwellings, including specifically an 

allocation of 500 dwellings for Great Barford.  

3.21 This also advises that sites should be located “generally in and around defined Settlement 

Policy Area boundaries” and allocated through the Neighbourhood Development Plan. Key 

service centres include those settlements which contain a good range of services and are 

well connected to larger centres by regular public transport. They also provide a strong 

service role for the local community and surrounding area. 

3.22 Policy 7S refers to Development in the Countryside (i.e., outside defined Settlement Policy 

Areas (SPA) and the built form of Small Settlements). Here development proposals will be 

supported on sites that are well-related to a defined Settlement Policy Area, Small 

Settlements, or the built form of other settlements subject to a series of requirements. This 

includes providing development which contributes positively to the character of the 

settlement and that the scheme is appropriate to the structure, form, and size of the 

settlement. 
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4.0 STRATEGY AND POLICY APPROACH TOWARDS FUTURE DEVELOPMENT  

4.1 The following section provides ORS’s response to the Vision, Objectives and Policies set out 

in the GBNP and the strategy and policy approach towards future development. 

The Vision for Great Barford  

4.2 Section 5 of the Pre-Submission (Regulation 14) version of the GBNP sets out the 

Neighbourhood Plan’s Vision and Core Objectives. Through this the following Vision 

Statement was adopted:   

“Great Barford will continue to be a thriving village, nestled in open countryside with 

a historic association with the River Great Ouse to the south. It will maintain its rural 

identity and character offering high quality housing suitable for the many different 

times in resident’s lives with facilities and services to help them enjoy a friendly and 

safe environment. 

Businesses will be able to grow in the area with high quality infrastructure and 

communications”. 

4.3 Whilst the acknowledgement of the role of Great Barford in the Vision Statement is broadly 

welcomed, a detailed review of the Neighbourhood Plan policies, particularly Policy H1, 

raises questions regarding how this vision will be achieved based on the policies set out. 

Policy H1 includes details of the Plan’s selected housing allocation, which has been chosen 

to deliver all of Great Barford’s housing requirement as set through Local Plan 2030 Policy 

4S (500 dwellings).    

4.4 Specific concerns surround the proposed allocation at Great Barford West in terms of the 

assessment methodology and evidence utilised (specifically landscape and heritage); the 

transparency of decisions and consultation undertaken; delivery constraints given multiple 

site ownership; and the unconstrained nature of this site which could lead to further 

encroachment of the countryside and have significant impacts on the character of the 

settlement. Delivery of this allocation would therefore conflict with the policies and objectives 

of the Plan.  

4.5 Housing allocations can and should be utilised to not only address housing requirements and 

provide a good quality of life for future residents, but also consideration of how the sites 

delivery could benefit the existing community. Our client’s site (Willoughby Park) has been 

promoted and assessed through the Bedford Local Plan and GBNP with the site offering a 

more suitable option for growth than Great Barford West.  

4.6 Housing development in this location would result in a well-connected extension to the village 

and offers opportunities to deliver multiple benefits, including community facilities, green 

infrastructure, enhanced levels of open space and countryside linkages. The site is also 

contained by its boundaries and therefore allocating land here would not give rise to further 

countryside encroachment and a level of housing not supported by the community. 
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The Neighbourhood Plan’s Core Objectives 

Design 

4.7 Objective 1 states that “Designs for future developments, whether for housing, business or 

leisure should maintain and enhance the essential rural ambience of the village, should be 

of an appropriate scale so as not to overwhelm its position or surroundings and should not 

detract from the visual aspect when entering the village”.  

4.8 The proposed allocation at Great Barford West is considered a less suitable or logical 

extension to Willoughby Park or other options put forward. We do not believe the chosen 

allocation relates well to the existing development pattern, or is appropriate in scale, mass, 

and density relative to its setting.  

4.9 If Great Barford West is taken forward this could potentially result in a far larger extension 

than was originally anticipated, and one which would result in a negative impact on the ‘rural 

ambiance’ of the village. To provide what might be considered a viable scheme to the multiple 

landowners (particularly of site 670) it is unlikely a scheme of an ‘appropriate scale not to 

overwhelm its position’ would be deliverable within a total of only 500 units. 

Housing 

4.10 Objective 4 of the Neighbourhood Plan Core Objectives state that new housing proposals 

should be visually attractive in design and landscaping and integrate as fully as possible with 

the existing village. The objective looks to achieve development which is in-keeping with the 

existing settlement and character of the village.   

4.11 To be highlighted in response to Policy H1, our client does not agree that the current draft 

allocation provides the appropriate strategy for housing delivery in Great Barford. The site 

involves multiple landowners which is likely to impact upon the proposals and delivery 

timescales. Submissions to the recent Bedford Local Plan Review Call for Sites (August 

2020) confirm that site references 127 and 116 are being promoted jointly by Axiom 

Developments as suitable for 350 dwellings. The larger of the sites Coalville Farm, is owned 

by BBC, and given the council are required to achieve best value this may also have 

implications for the scale/mix of development and planning benefits that may be offered.  

4.12 The proposed Great Barford West allocation does not appear to be supported by any binding 

agreement that the land in question required to achieve the Policy 4S requirement of 500 

homes will be available for the proposed use and scale at the point in time envisaged (i.e., 

to meet needs within the current plan period to 2030). It is typical for local planning authorities 

to seek such assurances in determining allocations for strategically important levels of growth 

(as is the case with deferring site allocations to Neighbourhood Plans in Rural Key Service 

Centres). Moreover, the current details indicating separate promotion for areas of land within 

the proposed Great Barford West allocation does not appear to demonstrate that any 

agreement in place accords with the Neighbourhood Plan’s objectives and requirements for 
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delivery of the site, for example the potential to provide funding for new community facilities 

(including a new medical centre). 

4.13 Site 670 has been promoted separately by Countryside Properties for 2,350 dwellings. It is, 

therefore, very unlikely that the promotors of land 670 will be content to just deliver the 

remaining 150 dwellings (without looking to push the capacity) and significant compromises 

would be required in terms of housing numbers and design as well as regarding the provision 

of landscaping, open space, and future land use boundaries. This will also inevitably lead to 

long delays in terms of delivery.  

4.14 There is potentially a significant discrepancy within the AECOM Assessment (May 2019) in 

how the conclusions on Site Ref 670 are presented alongside Sites 116 and 127 as separate 

site assessment records. Specifically, Table 4.7 providing the Local Criteria Assessment for 

Site Ref 670 states “This is a very large site south-west of Great Barford. BBC considers only 

approximately 65 hectares in the northeastern corner of this site to be suitable for 

development. It is the smaller portion of the site that has been considered in this 

assessment.” 

4.15 The reference to 65 hectares appears incorrect when taking account of the separate areas 

of Site 116 (220 dwellings) and 127 (70 dwellings) that are subject to separate Local Criteria 

Assessments and together comprise around 18 hectares. The AECOM Assessment appears 

to seek to incorporate Site References 116 and 127 into the findings on Site Ref 670, which 

obscures the issues of land ownership and is not clearly stated in the Report. Even so, 

allowing for a 50% gross-to-net adjustment within the 65-hectare site area, a resulting net 

density of 15 dwellings per hectare appears inappropriately low and in conflict with the 

separate capacity and site assessment conclusions for Site Refs 116 and 127. On these 

grounds alone the AECOM Assessment does not form a robust basis upon which to derive 

site assessment conclusions regarding Great Barford West as a single comprehensive site 

option. 

4.16 The 2,350 dwellings promoted through site 670, is substantially in excess of that promoted 

through the GBNP and there would be a clear requirement for the testing of the site to take 

this into account, irrespective of the numbers currently postulated. Given this any 

assessment of the implications of development should be based on a much larger scale 

notwithstanding the impact of development on the character/structure of the village.  To do 

otherwise would potentially create problems in future years. In comparison, allocating Land 

at Willoughby Park Option 1, could deliver the required housing to meets the needs of Great 

Barford, in a sustainable well-connected location; the site would however be contained from 

further development over the 500 dwellings based on adjacent land constraints.  

Transport and Access 

4.17 Objective 8. States that “safe and attractive walking, riding and cycling will be provided 

through the provision of a complete and connected network of Public Rights of Way in an 

environment with protected rural and riverside character”. Again, the achievement of this 
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objective is far more likely to be deliverable based on the delivery of Willoughby Park Option 

1 or through a more dispersed approach incorporating Willoughby Park Option 2.  

Community Facilities 

4.18 Objective 8 also covers village facilities stating, “existing village facilities will be retained and 

enhanced, whilst new facilities to provide for the increasing population will be encouraged”. 

The site allocation at Great Barford West suggests a new medical centre to be delivered 

either on or off site. Despite this no other sites have been allocated for such a facility through 

the Neighbourhood Plan, and this again represents further complexities to the overall 

delivery.  

4.19 Willoughby Park Option 1 maintains a strong relationship with the village centre and is well 

related to the existing built-up area. The indicative masterplan looks to deliver a new 

community hub with new, developer funded, a new medical facility adjacent to the existing 

community centre, which would be linked and accessible to both existing and new residents. 

The plan also includes the delivery of further play space and multi-use games facilities to 

address those GBNP objectives.  

Policy D1: High quality design and rural character 

4.20 Whilst several points set out in policy D1 are considered suitable and in line with the 

objectives of the Plan, the following points raise questions with regards to delivery based on 

the current draft allocation: 

 All new development will:…. 

• Relate to the existing development pattern in terms of enclosure and definition of 

streets/spaces, variation in plot size and position of buildings on the plot;  

• Be of an appropriate scale, mass and density in relation to its setting; 

• Be well integrated with surroundings; reinforcing connections, taking opportunities to 

provide new ones; provide convenient access to community services and facilities;. 

4.21 The site advanced for allocation covers a large unconstrained area of land, which is likely 

capable of achieving a far higher capacity than that proposed and could therefore result in a 

site of inappropriate scale, negatively impacting upon the rural setting and have significant 

implications for the character of the village.  

4.22 The current draft allocation also fails to take advantage of potential linkages with existing and 

future community services and therefore limits the potential for their convenient access. 

Instead, the allocation may or may not include a medical centre on site or in a separate 

location which has not been allocated for use as such. This again raises questions in terms 

of delivery.  

4.23 Allocating land at Willoughby Park Option 1 would provide a far more suitable option in terms 
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of delivering a comprehensive scheme given its relationship to the existing development 

pattern, particularly opportunities to provide a central community hub linking to the existing 

community centre. Given the single ownership Willoughby Park can deliver the developer 

funded medical centre as part of the wider scheme, as a community hub providing good 

linkages to the existing community centre and rest of the village. 

Policy H1: Location for Future New Housing Development 

4.24 Policy H1 sets out the proposed housing allocation for the village and the requirements for 

the site. Our client strongly objects to this policy as the allocation fails to address the broad 

objectives of the GBNP and highlights serious inconsistencies with how the sites have been 

assessed and conclusions reached. Through our review of the evidence and involvement in 

the development of the GBNP we also raise questions regarding the transparency of decision 

making and the undertaking of appropriate consultation.  

4.25 Following a detailed review of the AECOM Assessment which supports the GBNP, our client 

has serious concerns with how the sites have been assessed, particularly considering the 

opportunities and constraints presented by sites of a suitable size to deliver the full housing 

requirement. It does not appear that a suitable level of assessment has been taken to support 

the current draft allocation. There is insufficient evidence to support the assessment with 

regards to the site’s deliverability, viability (particularly in terms of highways and access) but 

also impacts in terms of heritage and ecology. Evidence of these issues could have 

previously been to be collated to understand the risks surrounding delivery and to weigh up 

options on the best place to deliver housing.  

4.26 The AECOM Assessment in their Local Criterion Assessment for site 670 state with regards 

to scale and nature of development that “the site is adjacent to the settlement boundary, but 

this would be a large extension to Great Barford if fully built out. Any proposed development 

would also extend the existing village form in an unsympathetic direction”. 

4.27 Willoughby Park Options 1 and 2 (which includes sites 128 and 532) are well related to the 

Great Barford Settlement Policy Area (SPA) and were included in both the AECOM ‘Option 

1’ scenario variants (a) and (b). The resulting conclusions support the identification of land 

in ORS’ control at Site Ref: 128 (‘Land Rear of Roxton Road’) as a preferred location for 

growth. 

4.28 This Plan should respond to the interests and objectives of the local community; however, 

those consulted have not been provided with the correct information to inform their 

consideration of site options. Information provided through evidence/ consultation documents 

has, on numerous occasions, been incorrect, including the promotion of Willoughby Park 

Option 2 as a site suitable for 240 dwellings. This would have exceeded the densities 

considered acceptable, when in fact, this site has actually been promoted for 100 dwellings. 

This has been highlighted to the NPSG on numerous occasions and yet still the community 

were misinformed, which raises serious questions on the robustness and transparency of the 

plan’s delivery.  

4.29 Not only this, but we highlight that Willoughby Park Option 1 should have been put forward 
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to the community as a further single site option, alongside Great Barford West, to deliver the 

proposed housing requirement as a single comprehensive scheme. Instead, this site was 

discounted based on landscape constraints, which the masterplan (seen by the NPSG) 

shows can be mitigated against. In fact, delivery of this site with appropriate landscape 

mitigation would in turn provide substantial benefits to the existing community. There are 

serious questions here with regards to the transparency of information and decisions taken 

which need to be addressed before taking this Plan forward.  

4.30 As set out in paragraph 6.4 of the Local Plan 2030 “Achieving more genuinely sustainable 

development in delivering growth is the key policy thrust of the Plan. It is important to locate 

new development so that people can easily access the jobs, goods and services they want 

and need, by the most sustainable modes of travel”.  

4.31 Policy H1 refers to the only housing allocation in the Great Barford Neighbourhood Plan. 

Given this site essentially underpins the Plan’s broad approach to growth it is imperative that 

the site is firstly properly assessed, and a deliverable scheme is considered, one that is 

viable, and achieves the vision and objectives set out in the Plan.  

4.32 In terms of lead times and build out rates for large-scale developments, Lichfield’s Insight 

Start to Finish Report highlights that from the date at which an outline application is validated, 

on average, for sites of between 500 to 999 dwellings, it can take 5 years for the first home 

to be delivered. Considering where we are currently are in the process, and the fact that the 

site would require time to be marketed and potentially sold in phases, this suggests a 

significant period of time before the first homes in Great Barford are built. 

4.33 These considerations, however, should also be reviewed on top of other constraints to 

delivery. The land involved in the current draft allocation is in multiple ownership with no clear 

strategy or plans provided to confirm how this would work as a larger scheme. As previously 

set out above, it is unlikely that the promoters of land at site 670 are likely to be content 

providing just 150 dwellings with the required mitigation, when their latest representations to 

the BBC CfS suggested this site could deliver 2,350 dwellings. Through allocating a site in 

this location there are also concerns in terms of opening further land for development 

between the village and A421, given there are no significant boundaries to constrain 

development in this location. This is an issue which has not been readily shared thorough 

the consultation on potential site options.  

4.34 Noting the above constraints, there are more suitable options for meeting Great Barford’s 

housing requirements, particularly reconsidering Willoughby Park Option 1. This site 

provides a more realistic and deliverable option, which would be contained to 500 dwellings 

and therefore have a lesser impact on the village character. The non-developable land 

provides significant opportunities for recreation, green infrastructure, and the potential 

delivery of a Country Park, which would form an attractive buffer between the site and wider 

countryside. This would provide not only ecological/ biodiversity net gain benefits but also 

the social benefits to the existing residents of Great Barford. 

4.35 With regards to providing “contributions to recreational and community facilities, in particular 

the provision of a new medical centre whether on or off site” the draft Plan does not include 
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an allocation of land for the delivery of this, which again raises serious concerns with regards 

to overall delivery. Like other services, a well-connected, easily accessible location is vital, 

again we highlight the benefit of Option 1 Willoughby Park as a more appropriate location to 

deliver this service with good links to the existing community facilities. 

4.36 If the current draft allocation at Great Barford West is taken forward, it would be strongly 

advisable to include provision for a second site (or safeguarded site) to address any issues 

of slippage. Willoughby Park Option 2 (Site 128) was assessed in the AECOM Assessment 

as suitable, available, and achievable for between 70 and 93 dwellings (although promoted 

for 100) and could be taken forward separately as a reserve site if required.   



 
Representations to the Great Barford Neighbourhood Plan 

Pre-Submission Version (Regulation 14) 
Land known as ‘Willoughby Park’, Great Barford (Sites 128 and 532 Roxton Road) 

                                                                    On behalf of Old Road Securities plc 

25 

Policy NE1: Protecting the Landscape 

4.37 Policy NE1: Protecting the Landscape states that ‘Any proposals for development in the 

Parish should recognise and seek to protect and enhance the historic and natural landscape 

and local character of the Parish, including key views… Field patterns and elements of the 

landscape heritage of the area, including ridge and furrow, field ponds, mature trees and 

historic hedgerows should be protected and incorporated into any landscape design 

schemes and their long-term maintenance ensured”. 

4.38 As set out in paragraph 9.1. of the GBNP one of the top priorities identified by residents 

through the consultation was the protection of the countryside. The chosen allocation is not 

therefore the best option to pursue this priority and opens up the potential of a significantly 

larger scheme to be delivered with irreversible impacts on the surrounding countryside. 

4.39 Our client does not believe landscape constraints have been robustly or fairly assessed with 

regard to proposed options for development and consistency between assessments for 

individual sites or previous findings from BBC. The AECOM assessment and subsequent 

site considerations have also not strongly considered the green infrastructure, and 

biodiversity benefits which could be achieved as part of a development proposal and indeed 

offer benefits to the existing village population.  

4.40 In terms of AECOM’s Key Factors assessment for site 128 (Willoughby Park Option 2) they 

reiterate text provided in the BBC 2017 Options Assessment for landscape sensitivity that 

states, “Opportunity to enhance the edge of the settlement with suitable landscaping” and for 

settlement character “The site is located on gently rising ground but does not impact on key 

views. There is no clear boundary to the north of the site, and it projects out into the 

countryside”. 

4.41 In terms of AECOM’s Key Factors assessment for site 532 (Option 1) for Landscape 

sensitivity AECOM states “SHELAA made no comment, therefore assumed not to be an 

issue”. The BBC Allocation principles indicate “need to address ‘landscape impacts’ and 

provide ‘enhancement of settlement edge”. 

4.42 In terms of Settlement Character AECOM reiterate previous BBC conclusions in that the “site 

is located on gently rising ground but does not impact on key views. There is no clear 

boundary to the north of the site, and it projects out into the countryside”.  

4.43 It is acknowledged that sites delivering significant numbers of dwellings, such as sites 532 

and 670, will have landscape impacts which need to be considered and mitigated against, 

although it is not considered appropriate that this issue has led to sites such as 532 (Option 

1 Willoughby Park) being discounted from the Assessment through the later Local Criterion 

Assessment.  

4.44 Site 532 is given a ‘Tier 3’ rating dependant on the preferential consideration of our client’s 

site reference 128 being identified as part of preferred dispersed strategy options. The 

conclusions present limited adverse findings against the specific Local Criteria assessment 

and appear dependent on preferential consideration of a smaller site.  

4.45 This does not indicate robust conclusions on the suitability of this option were reached. The 
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specific conclusions do not address opportunities for mitigation or contribution towards 

objectives of the Plan based on the larger site area, including landscape mitigation and Green 

Infrastructure enhancement. The potential benefits of larger scale development in terms of 

infrastructure delivery are not assessed, as per the conclusions on Site Ref: 670. 

4.46 As part of the information pack provided to BBC as part of earlier CfS exercises, a Strategic 

Landscape Visual Assessment was prepared for Site 128 and 532. This evidence 

demonstrated the opportunity to provide for suitable development outcomes in landscape 

terms and was reflected in the Concept Masterplan subsequently prepared and submitted to 

GBPC and BBC but unreferenced in the AECOM Assessment. 

4.47 Section 5 offers further detail in terms of a critique on the AECOM Assessment and highlights 

a series of discrepancies which suggest difference site options have been inconsistently 

assessed through the local criterion. For instance, the reference to the Renhold Clay 

Farmlands is limited to the north and north west of the village when in fact this Landscape 

Character Type also extends west and south-west of the village. Furthermore, the 

topography also rises to the south-west of the village along Bedford Road, which should be 

indicated as a gently rising slope. The Local Criteria therefore disproportionately affects our 

client’s interests and does not objectively reflect the potential landscape impacts and 

requirements for mitigation at site reference 670.  

4.48 The reference to development being kept below the 25m Contour is not considered to 

represent an absolute constraint to development. The indication that certain development 

options may generate ‘unacceptable’ landscape impacts based on topography alone appears 

to be subjective rather than evidence led. 

4.49 The AECOM Addendum acknowledges this to a substantial degree. In-particular relating to 

visual impact paragraph 4.14 recognises that the AECOM Assessment “could have been 

clearer” in setting out details on compass directions and rising slopes west of Great Barford 

which also impact upon the Renhold Clay Farmlands Landscape Character Area. 

Paragraphs 4.15 and 4.16 accept that the 25m contour is not an absolute constraint on 

development and acknowledge that “perceptions of landscape impact are inherently 

subjective”. AECOM states that an objective assessment has been applied by observers 

during the site visit, but other than reaffirming that sites above the 25m are potentially suitable 

the Addendum does not assist in further clarifying the Tier 2 status of Site 670 and Tier 3 

status of Site 532. An objective assessment does not support this differentiation. 

Key views  

4.50 Policy NE1: Protecting the Landscape also includes reference to key views which were 

apparently identified through the Green Infrastructure Plan. As set out in the supporting text 

these should be preserved by ensuring that new development does not block or intrude these 

views which are shown through Policy Map 3 on page 49. 

4.51 The viewpoints included within the Plan appear, however, to be taken from arbitrary locations. 

For example, given the surrounding landscape, it is questionable that the viewpoint currently 

shown for South of the Bedford Road would not in fact be further back and therefore 
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potentially impact upon the current draft allocation looking north into Great Barford (including 

views across the H1 site towards the Green End Road Conservation Area). Indeed, the 

viewpoints taken which appear to project over Willoughby Park could have been set from 

another location along Birchfield Road or the footpath intersecting the site.  

4.52 Whilst the noted landscape constraints require detailed planning to mitigate the schemes 

impacts on the character of the village and surrounding countryside, our masterplans have 

indicated how this is possible, particularly through the delivery of the country park. Whilst we 

are confident the Willoughby Park scheme can mitigate against the suggested lost views, we 

would reiterate that we do not feel a robust assessment has been undertaken to evidence 

the inclusion of this policy within the Plan, which adds further prescriptive detail onto adopted 

policy AD40 Village Open Spaces and Views within Bedford’s Allocations and Designations 

Local Plan. 

4.53 As previously acknowledged, whilst noting the constraints the AECOM Assessment 

concluded for both sites 128 and 532, that whilst the sites are located on gently rising land 

this does not impact on key views. As is concluded for both 116 and 670 (parts of the Great 

Barford West Allocation) and for sites 128 and 532, the Assessment states there is no clear 

boundary to the site, and it projects out into the countryside. This, however, just reiterates 

there are landscape constraints for both schemes. Both sites should have both been 

consulted on as options to deliver the 500 dwellings as a single comprehensive scheme. 

Consideration of the Willoughby Park site fails to highlight how this site is contained to the 

delivery of 500 dwellings and therefore unlikely to have as significant impact as Great Barford 

West. The site also provides an opportunity to enhance the edge of the settlement achieved 

through the delivery of the Countryside Park (Option 1) or the response to landscape (Option 

2). 

4.54 In terms of impacts on the setting and views of the Medieval Bridge and Church Tower the 

findings for sites 128 and 532 indicate no likely impact on key views. For views seen on 

entering the village the findings for sites 128 and 532 also indicate no likely impact, with 

some opportunity to enhance the settlement edge.  

4.55 Comments that indicate specific impacts will be avoided (such as on key views referenced in 

the landscape evidence base as for sites 128/532) are welcome and should be reflected in 

the more detailed assessment of local criteria. This provides a basis to outline further 

opportunities for mitigation and enhancement as part of confirming the suitability of locations 

for development. 

4.56 It is not appropriate to treat sites 532 and 670 differently at this stage. The conclusions for 

site 532 state that the larger site cannot be considered acceptable because a smaller area 

is being considered, but this only represents part of the site area. Given the scale of impacts 

and potential contributions to the objectives that are identified (e.g., landscape) it would be 

logical to exclude 670 on the same basis (because a smaller site is being considered under 

Ref 116). If the potential benefits of larger allocations are to be considered, then separate 

entries for sites 670 and 532 should both remain identified as potential options for allocation. 

4.57 In conclusion, while not without landscape and visual constraints, the development of 
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Willoughby Park would form a logical and natural extension to Great Barford.  The Illustrative 

Masterplans for both Options 1 and 2 include the delivery of a large area of semi-natural 

green space alongside the provision of high-quality housing provides the opportunity for 

landscape-scale enhancement and the creation of a community resource of benefit to the 

village and wider area. 

Policy NE2: Nature Conservation 

4.58 Whilst our client generally agrees with those points set out in Policy NE2: Nature 

Conservation, it is suggested that the AECOM Assessment and subsequent development 

Options assessments should have adopted a more positive approach to some elements of 

the site assessment, to consider a wider range of Neighbourhood Plan objectives and the 

social and economic goals of sustainable development. 

4.59 As set out in Section 2 both Options for development at Willoughby Park (particularly Option 

1) represent significant opportunities to enhance the recreation, open space and green 

infrastructure provision in the village and promote and where possible enhance linkages to 

the open countryside. The will also in turn bring enhancements to ecology and wildlife and 

the potential for significant biodiversity net gain. Mitigation options and potential ecological 

enhancements have not been appropriately or fairly assessed when considering 

development options. 

4.60 Preparation of the Green Infrastructure Plan, undertaken to support the draft Neighbourhood 

Plan is noted. However, this element of the Plan’s objectives and policy aims must be in 

general conformity with the strategic policies of the Local Plan. In-particular, Policy 28S of 

the Local Plan 2030 (‘place making’) addresses the requirement of new development to 

contribute towards the provision of Green Infrastructure, together with landscape 

enhancement.  

4.61 In relation to the proposed Great Barford West allocation it is immediately apparent from the 

‘GI Plan’ (page 7) of the Green Infrastructure Plan that very few opportunities for 

enhancement are identified within the boundaries of the current allocation. This is entirely at-

odds with details of our client’s site at Willoughby Park which is illustrated with extensive 

Green Infrastructure opportunities and which our client’s Masterplan would help to secure. 

The Background Evidence prepared to support the Neighbourhood Plan also notes in relation 

to Key Issues (Landscape) (page 17) the desirability of enhancing the settlement edge and 

providing additional recreational opportunities that are consistent with the Willoughby Park 

Masterplan. 

4.62 While it is noted that proposed Policy H1 contains a proposed criterion for Green 

Infrastructure provision it is entirely unclear how this relates to the evidence base or how the 

objectives of the Green Infrastructure Plan would be delivered. In this regard the relationship 

between the Green Infrastructure Plan, the site assessment process, and the proposals of 

the draft GBNP represent a missed opportunity to contribute towards the achievement of 

sustainable development through allocation of the Willoughby Park site. 



 
Representations to the Great Barford Neighbourhood Plan 

Pre-Submission Version (Regulation 14) 
Land known as ‘Willoughby Park’, Great Barford (Sites 128 and 532 Roxton Road) 

                                                                    On behalf of Old Road Securities plc 

29 

4.63 A further point to note is that while the overall objective of Policy NE2 to secure biodiversity 

net gains is supported the draft GBNP in relation to the proposed Great Barford West 

allocation lacks sufficient detail for how this should be achieved through Policy H1, 

particularly in the context of the allocation potentially being delivered across several 

applications. 

Policy CON1: Great Barford Conservation Areas and their settings 

4.64 Policies CON1 and CON2 relate to the protection of the villages historic assets. Whilst there 

is no objection to the principle of these policies, our client would again highlight 

inconsistencies in the data collected, and it is considered that insufficient evidence has been 

collated to consider the draft allocations impact on those heritage assets.  

4.65 In terms of the AECOM assessment the most significant concerns surround inconsistencies 

identified between records, with a disparity between the sources of information relied upon 

by BBC to identify designated heritage assets and potential archaeological assets of heritage 

interest. This therefore means the findings for individual records cannot be easily compared. 

In terms of the key factors the BBC assessment (which the AECOM assessment is largely 

reliant on here) is inconsistent when reviewing separate sites for instance with how it refers 

to the proximity of sites to Listed Buildings and entries on the publicly accessible Historic 

Environmental Record. 

4.66 Furthermore, BBC have been inconsistent in terms of how they have evaluated identified 

assets relative to site options in terms of their relationship with the potential development 

area, or the ‘catchment’ used to define proximity (e.g., Listed Buildings within 100m or 500m 

are used interchangeably).  

4.67 Findings for some records appear to be informed by the Heritage Gateway (i.e., public access 

to the view the national Historic Environmental Record (HER)) although neither the AECOM 

Assessment nor the original BBC 2017 work acknowledges that this source has been used. 

Given that use of Heritage Gateway for commercial enquiries is not supported without then 

obtaining additional information from the local Historic Environment Record this makes 

comparing the site assessment findings problematic. Further, for stakeholders without a 

professional archaeological background, it can be difficult to accurately interpret the data 

held within the HER. Appointment of specialist advise is typically recommended at this point.  

4.68 In terms of the BBC SHELAA Assessment (2018) for site 532 there is a comprehensive 

assessment of factors omitted from the 2017 BBC records for other site options (Ref: 128) 

located within the same overall boundary. The potential for hedgerows does not appear to 

be assessed on other records. The findings do not recognise that a significant proportion of 

the potential assets of archaeological interest lie outside of developable areas of the site. 

This assessment appears to rely heavily on the publicly accessible Historic Environmental 

Record, which is omitted from other records. The Scheduled Ancient Monuments referred to 

lie a significant distance to the north beyond the A421 bypass. 
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4.69 For site 128 The ‘Tier 2’ rating is broadly endorsed and considered appropriate, with relevant 

issues identified for further consideration and capable of being accommodated through 

Masterplanning. There is some concern that conclusions on landscape and heritage have 

exaggerated potential impacts compared to the specific findings against the Local Criteria 

and BBC 2017 Options Assessment and therefore conclusions regarding a restricted 

capacity for development should not be treated as definitive. 

4.70 In terms of the local criteria assessment the rating of ‘Tier 2’ for site 670 (part of the draft 

allocation) is not supported and is not consistent with the approach to Site Ref 532 indeed 

some impacts are potentially underestimated, including the presence of archaeological 

assets of heritage interest. There are extensive cropmarks of prehistoric/Roman enclosures 

and ring ditches, known Iron Age occupation, small area of ridge and furrow, part of medieval 

roadside settlement of Green End. The site is adjacent to a Conservation Area, and there 

are a number of listed buildings within 500m and the Howbury Ringwork Schedule Monument 

within 70m of boundary. As set out in the Opinion obtained from Mr Timothy Jones (No5 

Chambers, appended) the relationship between the proposed H1 allocation and adjoining 

Green End Road Conservation Area is not adequately addressed in the Screening 

Assessment for the draft Plan. 

4.71 In relation to the current consideration of archaeological matters in the site assessment 

process paragraphs 4.24 and 4.25 of the AECOM Addendum (under criterion 6: heritage 

impacts) note important omissions: 

“4.24 The DLP report identifies two sites (Sites 116 and 670) for which the heritage 
impact may have been underestimated in the Local Criteria assessment due to the 
omission of any reference to the potential for archaeological finds. It is accepted that this 
does represent a flaw in the original assessment, since both sites do, to a greater or 
lesser extent, include areas identified by BBC as ‘Archaeological Interest Sites’.  
 

4.25 The AECOM assessment should have contained a clear reference to this, and the 
conclusions should have reflected the need for archaeology to be considered in the 
design of proposals for both sites. However, it is considered that there is scope on both 
sites to design schemes which minimise the impact on these heritage assets, and that 
the overall tier rating would be unaffected by the inclusion of reference to potential 
archaeological interest.” 

4.72 The relevant criteria under proposed Policy H1 of the GBNP states only (in terms of 

development requirements): “Consideration of impacts on the historic environment to 

minimise harm and inclusion of mitigation measures where necessary”.  

4.73 Preparation of the policy allocation appears to fall far short of the type of assessment 

indicated by Historic England in order to ensure that effects are properly understood.  

4.74 Edwards James’ letter of 14 October 2020 (appended to the Screening Assessment) which 

states the AECOM Site Assessment process may only be considered to have assessed 

individual sites in a sufficient degree of detail “providing they themselves have been produced 
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to an appropriate standard, provide sufficient information and robust evidence in order to 

come to a conclusion” appears to be nullified in relation to the abovementioned omissions 

and lack of detail regarding potential mitigation.  

4.75 As with landscape considerations the conclusion on sites out for draft allocation cannot be 

supported without further assessment, including refining the existing conclusions against 

identified criteria including heritage and landscape impact.  

Policy CON2: Protecting and enhancing local heritage assets. 

4.76 As above, it is not believed that the impact on the surrounding heritage assets has been 

appropriately assessed and therefore a robust consideration of the acceptability of the site 

allocation has not been achieved.  

Policy TT1: The traffic impact of new development 

4.77 The text supporting Policy TT1 covers the requirement to support sustainable modes of 

transport in particular walking and cycling. This is not just a case of considering how existing 

and new cycle and pedestrian paths can be provided and link up but should also relate to 

how the services in the village work together with the benefits of linking facilities to deliver a 

well-considered public realm.  

4.78 With this in mind, the current draft allocation at Great Barford West is not considered the 

most sustainable option for the village. The consultation statement suggests the site was 

considered most favourably as it backs onto the least properties. This is not a robust 

approach when considering the best option for future growth which should link with and 

where possible complement the existing infrastructure.  

4.79  Willoughby Park offers opportunities to provide significant green infrastructure and linkages 

to the wider countryside, as well as the ability to deliver the desired developer funded medical 

centre as part of community hub adjacent the existing community centre.  

4.80 Allocating Land at Great Barford West would require the delivery of significant highways and 

pedestrian improvements with no evidence these are deliverable and the implications in 

terms of viability for the site. Also, other than referring to the Medical Centre the promoters 

of sites forming part of Great Barford West, they have not provided a clear commitment to its 

provision, whereas Willoughby Park, in its submissions, have made clear it would either 

deliver the medical centre or fund a medical centre. It is unclear how the site will meet the 

objective to enhance connectivity to local facilities.  

Policy CF1: Community facilities 

4.81 Policy CF1 relates to the protection of existing community facilities and seeks to encourage 

the delivery of new community facilities. Paragraph 13.6 of the GBNP states in relation to 

Primary Healthcare that “there is a need to build/obtain a new premise as a matter of 

urgency” and they are currently looking for options for the delivery of this. Unfortunately, the 

policies within the plan do not look to address this urgency, specifically considering the 

chosen draft allocation. 
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4.82 As set out in response to policy H1 the site is currently within 3 separate ownerships which 

will have a significant impact on the design and layout considerations, which parcel of land 

(if any) will deliver the community infrastructure and when this is likely to come forward. The 

site promoters have referred to a Medical Facility but unlike Willoughby Park they have not 

provided a commitment to its delivery. The GBNP allocation policy suggests the medical 

centre may be delivered off site, but then no allocation of land has been made within the 

GBNP to achieve this, which would also raise even further complexities to the overall 

delivery. As a result, there are significant concerns with regards to delivery of this much 

needed community facility.  

4.83 In contrast Willoughby Park is within single ownership and the developer funded medical 

centre can be progressed as part of a phased development programme and its location has 

been factored into the proposed masterplan for Option 1. The site maintains a strong 

relationship with the village centre and is well related to the existing built-up area. Alongside 

the noted ecological benefits, the medical centre would be delivered alongside youth facilities 

for the village including play space and multi-use games incorporated to address those 

GBNP objectives. The benefit of siting the medical centre within part of this site is that it can 

be located adjacent to the existing community centre to form a community hub accessible to 

existing and new residents of Great Barford.  
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5.0 EVIDENCE, PROCESS AND CONSULTATION  

 The following section sets out the stages and process followed through the progression of 

the Neighbourhood Plan. This review highlights serious inconsistencies in the evidence and 

overall approach, a failure to accurately present up-to-date site information and inadequate 

consultation which have all resulted in a less than robust growth strategy.  

 Throughout the development of the Neighbourhood Plan there have been continuous delays 

in the completion and publication of evidence, which has greatly impacted the chance for 

residents to make informed decisions, particularly regarding site Options. The AECOM 

Assessment, which has been referred to a number of times through these representations, 

was completed in May 2019; however, it took until September 2019 before this evidence was 

published. Within this, however, our clients 100-unit Willoughby Park Option 2 site was 

supported alongside a dispersed strategy for growth. 

 In October 2019 DLP published a critique of the AECOM Assessment which highlighted 

various issues including: 

• Discrepancies in the BBC Site Assessment information 

• Lack of reference to GBNP vision and objectives 

• An inconsistent approach to assessment and tier grading  

 The AECOM Assessment specifically referenced that the GBNP needed to consider the 

Plan’s overall objectives, and to then undertake further engagement as part of the site 

selection process. DLP have contacted the NPSG on several occasions to look to discuss 

site assessment issues (particularly with a view to clarifying information on site capacities) 

but have not been consulted further in any regard. When considering the number of dwellings 

which need to be delivered, DLP are concerned that the levels of consultation and 

engagement have been inadequate and has therefore led to inappropriate decisions. 

 Guidance in the Locality ‘toolkit’ encourages engagement with landowners at an early stage 

in the process. This includes recommendations for a ‘Call for Sites’, which was not 

undertaken with regards to options for larger sites in Great Barford. Engagement can assist 

with how any constraints to development are identified, assessments of development 

capacity and working constructively to illustrate how potential site options can contribute to 

the objectives of the Plan.  

 Whilst we welcome the publication of the GBNP Consultation Statement (December 2019) 

we do not agree with the Statements conclusions, specifically that site 128 (Willoughby Park 

Option 2) was presented fairly. What should have been of note, particularly as large-scale 

development in general tends to attract a certain level of negative commentary, the 

consultation statement actually shows good support for Willoughby Park, whereby the 

majority of those who commented on the site options supported the proposals. Of those 22 
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scripts received the consultation document states 18 (81%) were positive and just 4 

negatives. Willoughby Park should have been promoted as an option for the comprehensive 

500-unit scheme against Great Barford West to fully understand the community’s views.  

 Following receipt of our review of the AECOM site assessment, in February 2020 AECOM 

prepared an Addendum. This report acknowledges shortcomings in some of the site 

assessment evidence specifically referencing the historic environmental record and 

confirming the landscape impacts could be regarded as judgement only. The conclusions 

regarding the Options presented however remained unchanged and within which our 100-

unit Willoughby Park Option 2 scheme was still supported as part of a dispersed approach. 

The Addendum does not affect our conclusions that the site assessment process fails to 

provide robust support for the current 500-unit option at Great Barford West as the most 

appropriate location or strategy to meet the requirements for growth.  

 The AECOM Assessment does not preclude GBSG from refining the site assessments for 

opportunities to deliver the requirement for at least 500 homes on a single, comprehensively 

planned site. However, the conclusions reached are not considered sufficiently robust, and 

do not consider a wide enough range of objectives or potential opportunities for mitigation 

and enhancement, to differentiate between locations such as Land at Green End (site 670) 

which forms part of the Great Barford West allocation and ORS’ wider interests at Willoughby 

Park (Site Ref: 532). Therefore, neither site should have been excluded as part of the Options 

considered. 

 We would also like to highlight that the Parish Council website acknowledged for a significant 

period that the Addendum was being prepared. We are unsure therefore why it took so long 

to be published. We would suggest the reason being the NPSG seemed to have no intention 

on engaging further with regards to whether sites would meet their vision and objectives, for 

example the delivery of a health centre as a wider benefit. 

 To conclude our views on the Site Allocations report, there are serious concerns over its 

robustness and the ability to soundly evidence the chosen allocation. The Report does not 

respond to or justify incorrectly publishing details of our clients Willoughby Park Option 2 

scheme (site 128), which was included as 240 units, when in fact all the promotional material 

and correspondence with the Council and NPSG confirm this is a 100-unit scheme. An 

explanation of this was sought from the NPSG and it was requested that the review their 

position, however the NPSG rejected this. 

 AECOM’s Options 1(a) and 1(b) recommendations (as set out in Table 4.17) are aligned to 

requirements in the Local Plan 2030 (500 units), and therefore warrant being reported as 

such. The fact that when BBC also considered our client’s land as part of a combination of 

suitable sites, it, as Local Planning Authority, also provided a capacity of 100 units, adds 

further weight. 

 Discrepancies such as above, have been reiterated on numerous occasions including letters 
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to the GBPC and Neighbourhood Plan committee dated 4th February 2019, 6th December 

2019, 20th February 2020, and 10th December 2020 and also letters to BBC dated 20th April 

2020, 6th June 2020, and 10th December 2020. The fact that the information for this site has 

been incorrectly published and sometimes ignored represents a significant lack of 

transparency in the allocation approach. Copies of all correspondence referred to above are 

included with these representations at Appendix 3. 

 In paragraph 4.8 of the Site Allocations document the NPSG state “The several small sites 

of AECOM Options 1(a) and 1(b) disperse growth in the village. The allocation of a number 

of smaller sites across the village may reduce the visual, heritage and highways network 

impacts because the scale of each allocation would be smaller, and the impacts spread 

across a wider area”. 

 The Report notes the benefits of larger schemes also stating “The BBC Option 3 

concentrates growth to one location. The advantages of concentrating growth include it being 

easier to secure the delivery of necessary infrastructure, greater potential to provide 

affordable housing and greater potential for the delivery of community benefits, such as open 

space”. Each of these benefits could be realised if Option 1 Willoughby Park were pursued, 

which is arguably better connected to the village and its services. For site 670 there is 

reflective assessments on potential mitigation options. However, Willoughby Park has not 

been offered the same opportunity in terms of reviewing the conclusions of the site 

assessment process, despite details of our client’s Masterplan having been shared to the 

GBSG on several occasions. 

 Also, the Report does not summarise effective engagement, or reflect the reality of whether 

the selected options are deliverable. The purpose of Stage 3 of the 2017 Options 

Assessment is to consider deliverability (including viability) of the identified options. Positive 

findings at this stage are based on demonstrating that sites are available without impediment, 

and development is likely to be achievable within the plan period (e.g., due to a lack of 

abnormal financial costs or ownership constraints). BBC Option 3 is not a specific 

recommendation arising from the AECOM Assessment. While an indicative capacity of 

around 500 units has been suggested this would need to address land assembly (with 3 

separate landowners) and delivery issues in addition to the technical site assessment criteria.   

 The leaflet, prepared as part of the community engagement for promoting Willoughby Park 

summarises what we consider are the numerous benefits from development of the site, in 

terms of additional planting and opportunities for open space and informal recreation etc. Our 

client has also sought to reflect what were the emerging priorities of the Steering Group, in 

terms of green infrastructure, attenuation, and the potential for a community orchard. These 

are details we would expect to be reflected in the Parish Council’s site selection process, but 

do not appear to have been considered, including the ability of the site to contribute towards 

the objectives of the Neighbourhood Plan. 
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Counsel Opinion on the SEA Screening Assessment and Decision 

 To support our representations on the Regulation 14 GBNP, our client has sought Opinion 

from specialist Counsel, with regard to the requirement for a Strategic Environment 

Assessment (SEA) to support the Neighbourhood Plan. Timothy Jones of No.5 Chambers, 

who was instructed to provide this Opinion, has extensive experience in this field and sits on 

the RICS / NPIERS Panel for Neighbourhood Plan Examiners, and himself sits as an 

Examiner. Please refer to Appendix 4 for the full report.   

 The SEA Screening Decision on the Regulation 14 GBNP concluded that the Plan is unlikely 

to give rise to significant effects and that therefore an SEA was not required. Whilst Counsel 

was satisfied that there had been no error of law in deciding that an SEA was not required 

for nature conservation reasons, he did raise significant concerns that the screening report 

does not pay significant attention to the impact of the proposed development on the adjoining 

conservation area. Stating that the “absence of reasons on the impact of a substantial 

allocation on a statutory designation is more than regrettable. It makes the screening report 

inadequate in law”.  

 As advised, we draw this to the attention NPSG and BBC and, should the matter not be 

addressed satisfactorily to the attention of any future examiner.  
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6.0 SUMMARY AND CONCLUSIONS 

 To conclude these representations, we have through this report highlighted fundamental 

concerns regarding the evidence, process, and policies within the GBNP which does not, as 

it stands, meet the basic conditions. In our view the Neighbourhood Plan: 

• Fails to conform with other relevant strategic policies in the Bedford Local Plan 

2030, and central policy 

• Includes conflicting policies which undermine the objectives of the Plan 

• Fails to pursue an appropriate growth strategy which would result in 

sustainable development  

 The draft growth strategy which looks to allocate Great Barford West through Policy H1, is 

not considered the most appropriate option to achieve sustainable growth. In these 

representations we have highlighted concerns with regard to the evidence utilised to support 

the allocation (specifically regarding landscape and heritage), the appropriate assessment 

and transparency of decisions, consultation on the proposed options, the delivery constraints 

surrounding multiple ownerships and the lack of defined land use boundaries which would 

significantly impact on the character of the settlement and opportunities to sustain and 

enhance local infrastructure (including open space). Our Assessment raises serious 

questions regarding how the sites considered for allocation were assessed and whether the 

constraints and opportunities associated with those sites were robustly considered. 

 These representations highlight that a robust assessment of alternatives is fundamental to 

ensuring that the approach adopted and the GBNP itself satisfies the basic conditions. This 

is self-evident given knowledge of the extensive competing development options in the 

village. It is especially significant given the circumstances under which the Plan is being 

prepared, including the Review of the Local Plan 2030 that has already commenced.  

 The draft Plan also lacks certainty regarding arrangements for delivery of the proposed H1 

allocation and thus the ability to meet the requirements for growth (500 units) in the period to 

2030. It is recommended that the allocation of Reserve Sites is considered in these 

circumstances, both during preparation of the Plan and in the course of undertaking the 

Examination, and robust and objective evidence from the assessment of alternative sites is 

imperative.  

 Land known as Willoughby Park, includes two potential options for development. Option 1 

includes the wider allocation (532) which could like site 670 deliver 500 dwellings as a single 

comprehensively planned site. Option 2 (128) includes the smaller site considered suitable 

to deliver 100 dwellings as part of a wider distribution of development or as a reserve site to 

protect against under delivery or delays in delivery of the larger allocations. Option 2 (100 

units) is also entirely appropriate for allocation in circumstances such as those in Great 

Barford where the allocation of Reserve Sites should be considered. 
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 Willoughby Park offers numerous benefits and is owned by a single landowner, which will 

greatly reduce deliverability constraints and means the site can be delivered as a 

comprehensive scheme without the requirement of compromise on parts of the land to 

achieve potentially competing interests. 

 We have highlighted how landscape and key views can be protected with appropriate 

mitigation such as the delivery of a multifunctional countryside park providing enhancements 

to the recreation, open space, and green infrastructure provision in the village. The proposal 

provides the guaranteed, co-ordinated delivery of infrastructure and community facilities 

including the countryside park which would be delivered at no cost to the Parish Council, this 

has been made clear to the NPSG, throughout the progression of the GBNP. 

 The site maintains a strong relationship with the village centre and is well related to the 

existing built-up area. Alongside the noted ecological benefits, the site can also deliver a new 

community hub with youth and medical facilities for the village including play space and multi-

use games incorporated to address those GBNP objectives. The developer funded medical 

centre can be located adjacent to the existing community centre to form a community hub 

accessible to both existing and new residents of Great Barford. 
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APPENDIX 1: WILLOUGHBY PARK OPTION 1  





Roxton Rd, Great Barford Client: ORS PLC
Job No. BE1719/16 Date: 10.09.2019

Indicative Land Use Budget
SCHEDULE TO BE READ IN CONJUNCTION WITH DRAWING 1719-SK16, Rev C

Item Notes
Land Take

(ha)

TOTAL GROSS AREA 48.34 ha

Non-Developable 

Community Facilities Incl. associated landscaping and parking 0.56 ha

Countryside Park and Green 
Amenity Space

Incl. informal green amenity space, green corridors, 
existing and proposed pedestrian pathways and 
easement along watercourse (9m each side)

31.14 ha

Children Play Area (Equipped 
and Informal)

Incl. 1 x MUGA, 1 x NEAP, 1 x LEAP, 1 x LAP 1.16 ha

Indicative Structural Planting
Landscaped buffer along the north-western and 
eastern site boundaries

0.36 ha

Indicative Primary Spine Road
Incl. carriageways, footways and soft verges, incl. a 
roandabout off Roxton Road

1.22 ha

Indicative Attenuation Incl. balancing ponds and associated earth works 1.40 ha

Total Non-Developable 35.84 ha

Net Developable

Residential Development 12.50 ha

Total Net Developable 12.50 ha

Total No. of dwellings 500

Net Density 40.0 dph



Option 1 - Willoughby Park
500 U N I T  S C H E M E

SCHEME BENEFITS:

• Single landowner, delivery guaranteed;
• Central site creating enhancement to village centre and integrated community; 
• Mix of housing including affordable and bungalows; 
• Provision of a 24ha (59 acres) Countryside Park to be managed long-term by a resident 

management company at no cost to the existing community; 
• Attractive frontage to Roxton Road incorporating large drainage features providing 

extensive green space and tree planting; 
• Conservation and enhancement of ecology and wildlife and creation of new green space; 
• New community hub, centrally located near the existing village hall, to include youth and 

medical facilities for the village including play space and multi-use games area; and, 
• Traffic calming and speed measures to slow traffic down along Roxton Road.

WILLOUGHBY
PA R K



Development Principles: 

The Willoughby Park scheme would deliver a sustainable development of 500 dwellings, including affordable 
and bungalows for the elderly or those wishing to ‘downsize’ and remain in the community. 

Since the public exhibition in April 2019, the scheme Masterplan has been amended to take on board both the 
comments received from local residents and further technical work has been undertaken in respect of highways/
access, drainage/flood risk and ecology. These include:

• The design of vehicular and emergency access;
• The inclusion of an additional footpath link between the existing right of way across the Countryside Park 

and the proposed development;
• Specification of storm water attenuation areas designed to accommodate water run-off and contribute 

to landscape and habitat enhancement;
• Proposed structural planting around Mill House and the introduction of further structural landscaping in 

key view areas;
• Creation of further wildlife ponds and hibernacula within the Countryside Park to enhance the wildlife 

and biodiversity of the site;
• Creation of a landscape/tree corridor/orchard area on the site frontage;
• Enhancement of the community hub with footpath connections; and,  
• Relocation of attenuation to site frontage to create an attractive street scene. 

Development Benefits: 

Unlike other development options, as the land is in a single ownership, its comprehensive planning and the 
delivery of development and associated benefits can be assured and will secure the following:

• Guaranteed and co-ordinated delivery of infrastructure and community facilities;
• Provision of a 24ha (59 acres) Countryside Park to be managed for the community, and other wildlife and 

green space enhancements;
• Substantial new tree planting enhancing the village edge along Roxton Road;
• Creation of a ‘community hub’ centred on the Village Hall and extending the range of recreation facilities;
• Funding, and if necessary, provision of a site for a new Medical Centre for Great Barford within the 

Community Hub;
• Delivery of a mix of housing to include a range of market and affordable housing and bungalows;
• Direct access off Roxton Road (to the Council’s standard) minimising disruption to the village core and 

avoiding the narrow historic streets;
• Positive movement planning (Green Travel Plan) which will provide for additional road crossings and 

necessary highway improvements, traffic calming, including Safe Routes to School;
• No significant impact on the Conservation Area;
• Contributions to education enabling upgrading of existing primary and secondary schools; and,
• A mix of open and green spaces that can be used for multiple purposes including local play, sports areas 

and informal amenity areas.

Option 1 - Willoughby Park
500 U N I T  S C H E M E

For more information or to comment on the proposals please visit:

www.willoughby-park.co.uk



Option 1 - Willoughby Park
500 U N I T  S C H E M E



 
Representations to the Great Barford Neighbourhood Plan 

Pre-Submission Version (Regulation 14) 
Land known as ‘Willoughby Park’, Great Barford (Sites 128 and 532 Roxton Road) 

                                                                    On behalf of Old Road Securities plc 

APPENDIX 2: WILLOUGHBY PARK OPTION 2  





Roxton Rd, Great Barford Client: ORS PLC

Job No. BE1719/16 Date: 22.11.2019

Indicative Land Use Budget

SCHEDULE TO BE READ IN CONJUNCTION WITH DRAWING 1719‐SK18, Rev B

Item Notes

Land Take

(ha)

TOTAL GROSS AREA 9.51 ha

Non‐Developable 

Informal green amenity space
Incl. publicly accessible land to be managed for 

ecology and informal recreation
4.47 ha

Children Play Area (Equipped 

and Informal)
1 x LEAP and 1 x LAP 0.36 ha

Indicative Structural Planting
Landscaped buffer along the north‐western and 

eastern site boundaries
0.11 ha

Indicative Primary Road Incl. carriageways, footways and soft verges 0.55 ha

Indicative Attenuation Incl. balancing ponds and associated earth works 0.56 ha

Total Non‐Developable 6.05 ha

Net Developable

Residential Development 3.46 ha

Total Net Developable 3.46 ha

Total No. of dwellings 100

Net Density 28.9 dph



Option 2 - Land off Roxton Road
100 U N I T  S C H E M E

SCHEME BENEFITS:

• Single landowner, delivery guaranteed; 
• A mix of open and green spaces to provide amenity and enhance ecology; 
• Facilities for local play supporting activity and recreation; 
• Mix of housing including affordable and bungalows; 
• Attractive frontage to Roxton Road incorporating large drainage features providing 

extensive green space and tree planting; and,
• Traffic calming and speed measures along Roxton Road.

For more information or to comment on the proposals please visit:

www.willoughby-park.co.uk

OFF ROXTON
R O A D



Option 2 - Land off Roxton Road
100 U N I T  S C H E M E

OFF ROXTON
R O A D

Development Principles: 

The development of land off Roxton Road will deliver a sustainable development of 100 dwellings, including 
affordable and bungalows for the elderly or those wishing to ‘downsize’ and remain in the community.

Since the public exhibition in April 2019, and the release of the AECOM Report, ORS has prepared a second 
development option comprising a 100 dwelling unit scheme. 

The scheme will provide for: 

• The inclusion of new footpath links between the existing rights of way and the proposed development;
• Creation of a large area of publicly accessible open space which will be managed for ecological and 

informal recreation; 
• Introduction of structural landscaping in key view areas;
• Additional tree planting;
• Introduction of a Local Area of Play (LAP) and a Locally Equipped Area of Play (LEAP); 
• Positioning of attenuation features at the site frontage to create an attractive street scene to the 

development; and,
• Creation of a landscape/tree corridor/orchard area on the site frontage.

Development Benefits: 

Unlike other development options, again, the land is in a single ownership, and its comprehensive planning and 
the delivery of development and benefits can be assured and will secure the following:

• Guaranteed and co-ordinated delivery of infrastructure and community facilities;
• Delivery of a mix of housing to include a range of market, affordable housing and bungalows;
• Direct access off Roxton Road minimising disruption to the village core and avoiding the narrow historic 

streets;
• Highway improvements, traffic calming and Travel Plan including Safe Routes to School;
• No significant impact on the Conservation Area;
• Contributions to education enabling upgrading of existing primary and secondary schools; and, 
• A mix of open and green spaces that can be used for multiple purposes including local play, sports areas 

and informal amenity areas.

For more information or to comment on the proposals please visit:

www.willoughby-park.co.uk



Option 2 - off Roxton Road
100 U N I T  S C H E M E

OFF ROXTON
R O A D



 
Representations to the Great Barford Neighbourhood Plan 

Pre-Submission Version (Regulation 14) 
Land known as ‘Willoughby Park’, Great Barford (Sites 128 and 532 Roxton Road) 

                                                                    On behalf of Old Road Securities plc 

APPENDIX 3 – CORRESPONDENCE WITH GBNP COMMITTEE AND BBC 



 

 

Mr J Rudgley 
The Chairman 
Great Barford Parish Council 
c/o Ms. Joanne Lee 
The Parish Council Office 
59 High Street, Great Barford 
Beds   MK44 3LU 

 clerk@greatbarford.org.uk 
 
 
Dear Mr Rudgley 
 
Re: Bedford Borough Local Plan 2030 – Housing Allocations – Great Barford 
 
As you will be aware Bedford Borough Council, following a further period of consultation, have now 
submitted to the Secretary of State its draft Bedford Borough Local Plan 2030. This will now be 
subject to assessment by the Planning Inspectorate prior to a decision being made on the 
arrangements for the examination of the Plan. 
 
You will be aware of the submissions that we have made to each stage of the emerging Plan in 
respect of the land north of Roxton Road (Willoughby Park), and this we have sought to discuss with 
you to explain our approach to the potential development of the land, and the development package 
itself. We do appreciate that the Parish Council has wanted to await the formal presentation of the 
Plan so as to have some certainty over the Borough Council’s approach, and now that this has been 
settled, we would reiterate our request to meet with the Parish Council to put before it and discuss 
our proposals. 
 
These, given both the strategy of the Borough Council and the intentions of the Parish Council with 

regard to the preparation of a Neighbourhood Plan, should, we believe, be placed before the 

community so that they may voice their view on the response to the Local Plan allocation. We 

strongly believe that one site accommodating approximately 500 units, as committed in the emerging 

Local Plan, provides significant benefits for the community in terms of both planning gain and design, 

and in limiting disruption for the existing residents, as opposed to the allocation of a series of smaller 

sites.  

We also believe that the land we have identified as Willoughby Park is also the most sustainable 

option in terms of location and ‘offer’ and is less constrained than others. The land can be accessed 

from Roxton Road, can be served by public transport would create minimal disturbance compared 

to other potential locations identified within the existing core of the village, which would have to utilise 

the small network of village streets.   

As part of our commitment to public consultation we also propose to set up a community website 

and hold an exhibition in the Village to inform the residents and give them an opportunity to consider 

and comment upon the proposed scheme as it stands.  We would welcome liaison with the Parish 

Council’s prior to this. 

The proposal in our opinion offers considerable benefits, and as we have previously outlined 
provides for:- 
 

• Up to 500 dwellings, including affordable housing, bungalows and potentially self-build 

Ref: SBJ/mh/BE1719/4 
Date: 4th February 2019 

 
 



 

plots 
• Community area (including funding of the building of the medical centre or an alternative 

site and medical centre within the proposed site)  
• Green space, including an extension to the village recreation area, play areas and open 

space and extensive landscaping and public amenity areas 
• Ecological enhancement and habitat creation 
• Countryside Park, comprising some 24 hectares and creating both a local, informal public 

amenity area and a landscape setting and edge to the village 
• Improved and new footpath/cycleway links. 

 
I would be happy to discuss this with you further and look forward to hearing from you. 
 
Kind regards 
 
Yours sincerely 
 

 
Simon James MRTPI MIEMA 
Managing Director 
 
Cc Neighbourhood Plan Group 
 



 

 

Ref: JG.BE1719-4P 
Date: 6 June 2020 

 
 

 

Gill Cowie 

Manager for Planning and Housing Strategy 

Bedford Borough Council 

 

By email only: Gill.Cowie@bedford.gov.uk 

 

 

Dear Ms Cowie 

 

Re: Great Barford Neighbourhood Plan – Follow-Up to 28 January 2020 Committee Minutes 

 

Thank you for your helpful response via email to our previous letter dated 20 April 2020. We were 

grateful also for the opportunity to speak via telephone on 6 May 2020 and we are encouraged that 

despite the current difficulties and working protocols Officers have been able to continue to engage 

with stakeholders in the plan-making process. 

 

As you fairly state in your reply, Great Barford Parish Council can be in no doubt that 100 dwellings 

have been proposed as part of the options for our client’s land under Site Ref: 128. However, there 

has most certainly been no acknowledgement of this by the Group, and in-fact material they have 

presented publicly, and which they have rejected changing, shows contrary figures. 

 

You will be aware as we have stated previously our client’s site (Ref: 128) is recommended as part 

of AECOM’s Options 1(a) or 1(b), as drawn in the May 2019 Site Assessment undertaken on behalf 

of the Parish Council. This recommendation also carries the following statement regarding potential 

development capacity: 

 

“Between 70 and 93 (based on between 30 to 40 dph). Majority of the other sites being considered 
in Great Barford have been put forward by developers at a lower dph, approximately 30, but this site 
was submitted at 40 dph and the adjacent planning permission is also at approximately 40 dph. 
Therefore, it is recommended that discussions are had with the developer and BBC to decide on an 
appropriate density.)” 
 
We wish to put on record that no such discussions have taken place and to re-confirm that we have 
provided additional information through our client’s ‘Option 2 – Land off Roxton Road’. This has been 
done with the clear intention and offer to facilitate such engagement. For the avoidance of doubt the 
leaflet summarising this Option, along with the accompanying indicative Masterplan is enclosed. 
 
In terms of the land use budget for the scheme this is based at 30 dwellings per hectare. While the 
quantum of 100 units exceeds the AECOM figure our assessment provides what are considered 
suitable parameters, but as set out this is an area in any event recommended for discussions.  
 
The leaflet, prepared as part of the community engagement we, on behalf of the promoters, initiated, 
summarises what we consider are the numerous benefits from development of the site, in terms of 
additional planting and opportunities for open space and informal recreation etc. We have also 
sought to reflect what were the emerging priorities of the Steering Group, in terms of green 
infrastructure, attenuation, and the potential for a community orchard. These are details we would 
expect to be reflected in the Parish Council’s site selection process, including the ability of the site 
to contribute towards the objectives of the Neighbourhood Plan.  
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The latest information should also inform the contribution towards relevant objectives within the 
Strategic Environmental Assessment. 
 
As we have recently discussed the absence of any public acknowledgement of this information by 
the Parish Council appears to run counter to objective and transparent conclusions on site selection. 
Moreover, while we do acknowledge that the Parish Council’s conclusions following site assessment 
might differ from those of the Borough Council in 2017, the important point is that the most recent 
information has been used to reach such decisions. The lack of any acknowledgement or 
engagement with our client’s 100-unit option is clearly at-odds with that principle. 
 
We trust that you will keep a copy of this correspondence and details of our client’s scheme on file. 
For the avoidance of doubt, we will ensure that details are re-submitted as part of the Borough 
Council’s own Issues and Options consultation to commence a review of the Bedford Local Plan 
2030, scheduled for summer 2030. In the meantime, if you can provide any further assistance to 
ensure that these details are properly recorded in the Parish Council’s own work this would be very 
much appreciated. 
 

Yours Sincerely, 

 
Simon James MRTPI MIEMA 

Managing Director 

 

CC: Kim Wilson, Bedford Borough Council 

 

ENC: ‘Land off Roxton Road’ Leaflet and Indicative Masterplan prepared on behalf of Old Road 

Securities 







 

 

Ref: HA/SBJ/BE1719/4 
Date: 10th December 2020 

 
 

 

Mr Graham Pendrey 

Chair, Great Barford Neighbourhood Planning Committee 

c/o Parish Clerk 

Parish Council Office 

59 High Street 

Great Barford 

Bedfordshire      MK44 3JJ 

By e-mail to: clerk@greatbarford.org.uk  

 

 

 

Dear Mr Pendrey,  

 

Re: Great Barford Neighbourhood Plan – Regulation 14 Consultation 

 

I write in respect of the above matter as we have been monitoring the Great Barford Parish Council 

website, Agenda items and Minutes of the Neighbourhood Plan Committee and the Full Parish 

Council Meetings. Of interest is that at the Full Parish Council meeting of the 17th November 2020, 

item 6.1 was to ‘discuss and agree to proceed to the Pre-submission consultation for the 

Neighbourhood Plan’. There are, however, no minutes publicly available for this meeting and we 

would appreciate confirmation as to whether or not the Full Council agreed the consultation of the 

Neighbourhood Plan. 

 

If Full Council have agreed to the Consultation, it would be appreciated if you could provide the dates 

and period for this consultation and how it will be advertised. We note that the latest Agenda for the 

Neighbourhood Planning Committee refer to the launch of the consultation of their winter edition of 

‘The Bugle’, however, it is not clear when this will be published.  

 

It is of particular concern to us that it has now been over 12 months since the ‘Meet the Developer’ 

workshop hosted by the Neighbourhood Planning Committee and we are still awaiting the updates 

to the AECOM Site Assessment Report as referred to in your correspondence to us on the 19th 

February 2020.  As expressed within our letter to you of the 20th February (to which we have not 

received a formal response) we view with some concern a departure from the general approach 

adopted by AECOM, and reiterate points highlighted in our commentary on the existing work. Please 

can you confirm when this report will be made publicly available for review and comment. I note that 

you website has removed any specific reference to the AECOM Report update as it has shown for 

many months.  

 

Planning Practice Guidance endorses early engagement as part of refining options for the draft Plan. 

We have sought to engage with the Neighbourhood Planning Committee throughout the process 

and set out reasons why the potential benefits of our clients land off Roxton Road (including Option 

2 – 100 units) must be reflected accurately. There has, however, now been a substantial period 

during which stakeholders (and the wider public) have not been made aware of any changes to the 

site assessment process or the objectives that the Neighbourhood Plan is seeking to address as 

part of site selection. 
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We also note within the most recent minutes of the Neighbourhood Planning Committee (27th 

October 2020) that a Site Allocations document has been prepared as this was required for the 

Strategic Environmental Assessment Screening (SEA) process. Again, please can you confirm when 

this report and the SEA Screening Opinion (together with the responses of the consultation bodies) 

will be made publicly available for review.  

 

The 20th October Minutes (Appendix 5), set out that the Neighbourhood Planning Committee intend 

to ‘submit for Examination in early 2021’. On the basis that the Bedford Local Plan to 2036 requires 

Neighbourhood Plans to be completed by the 15th January 2021, do the Neighbourhood Planning 

Committee believe that they will meet this deadline whilst ensuring that they have sufficient time to 

consult and consider in full the representations made on the Neighbourhood Plan? If not, have the 

implications for this been considered by the Neighbourhood Planning Group?  

 

To date we believe that this has not been a transparent process and we will be making substantive 

representations on the forthcoming Consultation which we will expect to be thoroughly considered 

as part of the Neighbourhood Plan process.  

 

We would appreciate your response in respect of the above matters, and we look forward to hearing 

from you in due course. 

 

Yours sincerely, 

 
Simon James MIEMA MRTPI 

Managing Director 

 

CC: graham.pendrey@greatbarford.org.uk  
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Ref: HA/SBJ/BE1719/4 
Date: 10th December 2020 

 
 

 

Ms G Cowie 

Manager for Planning and Housing Strategy 

Bedford Borough Council 

Cauldwell Street 

Bedford 

MK42 9AP 

 

By e-mail only to: Gill.Cowie@bedford.gov.uk  

 

Dear Ms Cowie,  

 

Re: Great Barford Neighbourhood Plan – Regulation 14 Consultation 

 

I write in respect of the above matter as we have been monitoring the Great Barford Parish Council 

website, Agenda items and Minutes of the Neighbourhood Plan Committee and the Full Parish 

Council Meetings to try and keep up to date with the development of the Neighbourhood Plan. 

Despite this, and our efforts to engage with the Neighbourhood Planning Committee, we have 

received no further information from them. Of particular interest to us is that at the Full Parish Council 

meeting of the 17th November 2020, item 6.1 was to ‘discuss and agree to proceed to the Pre-

submission consultation for the Neighbourhood Plan’. There are, however, no minutes publicly 

available for this meeting. Do Bedford Borough Council know when the Regulation 14 consultation 

is due to commence?  

 

It is of particular concern to us that it has now been over 12 months since the ‘Meet the Developer’ 

workshop hosted by the Neighbourhood Planning Committee, and we are still awaiting the updates 

to the AECOM Site Assessment Report as referred to in correspondence to us on the 19th February 

2020.  As expressed within our letter to you of the 20th April 2020 we view with some concern a 

departure from the general approach adopted by AECOM, and reiterate points highlighted in our 

commentary on the existing work. We also note that their website has removed any specific 

reference to the AECOM Report update as it has shown for many months.  

 

As you will be aware Planning Practice Guidance endorses early engagement to narrow and refine 

options in order that the Regulation 14 draft Plan contains only the ‘preferred’ approach. The 

absence of any details on the updated AECOM Report, coupled with the discrepancies previously 

identified regarding presentation of our client’s ‘Option 2 – 100 units’ does not, in our view, constitute 

effective engagement or refinement of options. There has now been a substantial period of time, 

including preparation of the draft Site Allocations Report, during which stakeholders (and the wider 

public) have not been made aware of any changes to the site assessment process or the objectives 

that the Neighbourhood Plan is seeking to address as part of site selection. 

 

Bedford Borough Council seem to have been brought into the loop where representators such as 

our Client have been left in the dark. It is noted within the minutes of the 27th October Neighbourhood 

Planning Committee that Bedford Borough Council were to be issued the draft Site Allocations 

Report and it would be appreciated if we could be advised that you are content that everything we 

have provided to yourself and the Neighbourhood Planning Committee has been taken into 
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consideration. As far as we are concerned, this process has not been transparent, and nothing has 

happened over the last 12 months despite our attempts to engage in the process.  

 

The minutes of the Neighbourhood Plan Committee’s 27 October meeting also refer to submission 

of a Strategic Environment Assessment (SEA) Screening request, which we understand has been 

informed by the draft Site Allocations Report. The Neighbourhood Plan Committee reports that a 

SEA is not required, notwithstanding potential concerns raised by Historic England. To our 

knowledge no details of the Screening request have been published. Is Bedford Borough Council 

able to make available details of the Screening request together with the responses of the relevant 

statutory consultees. 

 

Finally, on the basis that your Local Plan sets a deadline for Neighbourhood Plans to be completed 

of the 15th January 2021 (12 months from adoption), it is unlikely that this Committee will meet that 

deadline. What are the Council’s views on the implications for this?  

 

We would appreciate your response in respect of the above matters, and we look forward to hearing 

from you in due course. 

 

Yours sincerely, 

 
Simon James MIEMA MRTPI 

Managing Director 

 

 

 

 

 

 

 

 

 



 

 

Ref: JG.BE1719-4P 
Date: 20 April 2020 

 
 

 

Gill Cowie 

Manager for Planning and Housing Strategy 

Bedford Borough Council 

 

By email only: Gill.Cowie@bedford.gov.uk 

 

 

Dear Ms Cowie 

 

Re: Great Barford Neighbourhood Plan – Follow-Up to 28 January 2020 Committee Minutes 

 

I hope that everyone in the team is well in light of the extremely difficult circumstances surrounding 

COVID-19. This letter is provided further to our review of the abovementioned minutes of the Great 

Barford Neighbourhood Plan (NP) Committee. 

 

Item 3.5 of the 28 January 2020 minutes, refers to previous discussion between DLP and Kim Wilson 

via telephone and email correspondence. We were grateful for officer time to express our concern 

with  material exhibited at the Committee’s 5th December 2019 public consultation event. Item 3.7 

refers to similar correspondence we directed to the Chair of the NP Committee, Mr Graham Pendrey. 

It is also our understanding that officers were not aware of the contents of the consultation prior to 

the event on 5 December 2019.  

 

The minutes indicate that a response to our comments would be provided by Bedford Borough 

Council. A response on behalf of the Committee was, however, provided by Mr Pendrey on 19 

February 2020 with a copy provided to Ms Wilson. We would be grateful for any confirmation that 

officers have assisted the Committee to prepare its reply and whether further correspondence is 

awaited from the Policy team. 

 

Mr Pendrey’s letter seeks to directly address a number of the specific issues raised in our 6 

December letter to the Committee and attempts to cover technical matters we discussed directly with 

officers. A response to Mr Pendrey’s letter on behalf of our client was provided to the NP Committee 

on 28 February 2020 and a copy provided to yourself via email (copy enclosed). This raises 

substantive concerns regarding the justification provided, summarised as follows:  

 

• The response conflates AECOM’s Options 1(a) and 1(b) based on discrete site options 

aligned to the Local Plan 2030 requirements with ‘BBC Option 3’ comprising earlier data; 

• Ignores that when BBC considered our client’s land as part of a combination of suitable sites, 

it, as Local Planning Authority, also provided a capacity of 100 units (as per the 2017 

Consultation Paper); 

• Does not reflect the most recent Call for Sites details for our client’s land (e.g. see 2015 

submission under Ref: 532 providing for a medium-scale site option);  

• Fails to reflect those examples e.g. Site Ref 535 (108 units) where Options 1(a) or (b) depart 

from the relevant Call for Sites form (300-350 units) following AECOM’s findings; and 

• Makes no reference to material presented on behalf of our client during the Neighbourhood 

Plan ‘Meet the Developers’ session (including a 100-unit scheme).  
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The Committee’s minutes record that officers “were content with [Mr Pendrey’s] explanation of the 

event, material used and information sources”. On account of the further points raised above we 

would invite officers to reassess that position. 

 

We have made further pro-active attempts to engage with the Steering Group to address queries 

raised following the November 2019 ‘Meet the Developers’ session and provided further information 

to communicate the proposals for our client’s site. Ms Wilson also reiterated that this would be 

advisable during preparation of the NP. No response has been provided to our offers for further 

engagement. 

 

In terms of other matters addressed in the minutes, we note that Item 3.3 deals with the Site 

Assessment undertaken by AECOM on behalf of Great Barford Parish Council. We are grateful that 

our comments on that document are being reviewed and await further update on revisions to the 

document to address these. We would be happy to discuss our comments on the AECOM 

Assessment directly with Bedford Borough Council Officers. However, it is reiterated that we support 

its conclusions to include our client’s site as part of AECOM Options 1(a) and 1(b), along with its 

corresponding recommendation on development capacity for these scenarios. 

 

As per the conclusions of our 28 February letter to Mr Pendrey, it is fundamental that the local 

community is presented with clear information of AECOM’s recommendations, prior to publication of 

the draft Plan. We would appreciate your thoughts on the further inconsistencies we have identified 

and measures to support the NP Committee to remedy this. 

 

Yours Sincerely, 

 
Simon James MRTPI MIEMA 

Managing Director 

 

CC: Kim Wilson, Bedford Borough Council 

 

ENC: Letter to Chairman of Great Barford NP Committee dated 28 February 2020 



 

 

Ref: JG.BE1719-4P 
Date: 20 February 2020 

 
 

 

Mr Graham Pendrey 

Chair, Great Barford Neighbourhood Plan Committee 

c/o Parish Clerk 

 

By email only: clerk@greatbarford.org.uk 

 

 

Dear Mr Pendrey 

 

Re: Great Barford Neighbourhood Plan Committee – Acknowledgement of Concerns 

 

I am grateful to you for your acknowledgement of my previous correspondence on the above matter 

and also the Parish Council’s response to our previous correspondence, most recently of the 6th 

December 2019. It must be emphasised that our concern with the material exhibited at your 5th 

December 2019 public consultation event was highlighted specifically because of its relationship with 

the wider Neighbourhood Plan process. 

 

Our concerns regarding the engagement process should not be confused with an ‘in principle conflict’ 

between our client’s position and recommendations presented to the Neighbourhood Plan 

Committee. It is in our view demonstrably clear that, properly reflected, the provision of around 100 

dwellings on our client’s ‘Development Option 2 ’, for Land off Roxton Road, forms part of a suitable 

and sustainable option for addressing the requirements of your Neighbourhood Plan, as provided for 

in the Bedford Borough Local Plan 

 

As you will be aware we have made a number of attempts to engage with the Neighbourhood Plan 

to explain the bases of our proposals, and to, where required, refine their scope to meet local 

aspirations and contribute to both the Local Plan and Neighbourhood Plan objectives. Without 

repeating our previous submissions, it is the case that many residents acknowledged the changes 

we have made to the master plan in light of comments previously made by them. These relate, 

particularly, to the provision of green infrastructure, drainage attenuation and enhancements to 

ecology and open space. While it is not our objective at this stage to comment on other site options, 

amongst the  benefits of our client’s site are its consistency with both AECOM’s Options 1(a) or 1(b) 

and the clear absence of any barrier to delivery arising from its single ownership.  

 

It is for that reason that we again emphasise, respectfully, that the recommendations made for our 

client’s land should have accurately reflected both the scale of development proposed in our formal 

submissions to the Parish Council and Borough Council and also their relationship with evidence 

base documents. We believe that this should have been clearly communicated at your 5th  December 

Consultation Event.  

 

It remains however the case that despite the extensive evidence to the contrary, including your 

consultant, AECOM’s, own recommendations, and a regular flow of information provided by us, 

relevant and most up-to-date information for our client’s site was not presented. As such we maintain 

strong concerns over the purpose and effectiveness of the engagement to-date and going forward 

the rational basis for an emerging allocation strategy. 

 



 

We await with interest updates to the AECOM Site Assessment Report, as referred to in your recent 

letter. We view with some concern a departure from the general approach adopted by AECOM, and 

reiterate points highlighted in our commentary on the existing work. We do however remain fully 

open to further discussion of points raised in our earlier correspondence, in order to ensure that the 

most up-to-date information is reflected in the emerging Plan. 

 

Regarding the specific points addressed in your 19 February 2020 letter, we believe that comparison 

between AECOM Options 1(a) and 1(b) alongside BBC Option 3, in terms of the total potential 

capacity of sites identified is, in our view, inappropriate and incorrect.  

 

BBC Option 3 is not a specific recommendation arising from the AECOM Assessment. It has not 

been assembled from discrete site options, updated following AECOM’s work, nor are the 

component sites tabulated in the same manner as AECOM’s Table 4.17. While BBC has indicated 

a capacity of around 500 units, this would need to address land assembly and delivery issues in 

addition to the technical site assessment criteria. These may be areas you explore further, but these 

have not been further considered to any significant extent in AECOM’s own recommendations.  

 

These issues do not arise to the same extent based on the discrete recommendations in Options 

1(a) and 1(b), particularly for our client’s land. Indeed, all issues of assembly and delivery can also 

be avoided with our client’s Option 1 ‘Willoughby Park’ to provide a comprehensive development of 

500 homes, in order to address the requirements of the Neighbourhood Plan as part of a single 

development option. 

 

AECOM’s own recommendations in Table 4.17 are based on the tabulation of recommendations for 

discrete sites. Whether the final figure reflects details previously submitted, or not, is of limited 

relevance. The resulting recommendations, however, must be treated as the relevant outcome 

following site assessment. Communicating these outputs is clearly part of constructive engagement 

and plan-making.  

 

Notwithstanding that it is still not the most recent position, nor AECOM’s recommendation, the 

chronology of Call for Sites information warrants careful clarification. You will be aware that the land 

covered by Site Ref 128 was previously submitted separately, as well as being contained within the 

land for the larger site under Ref 532. Potential options for the smaller part of the site area are 

available under records for both Ref 128 and 532, as follows: 

 

• Site Ref 128: 2014 Call for Sites Form and Site Plan only (capacity stated: 240 units) 

• Site Ref 532: 2015 Call for Sites Form, Consultation Response and 3no Appendices 

including Option 1 Larger Scale Masterplan (500no units) and Medium Scale Masterplan 

(150-200 units) 

• Site Ref 532: Further information dated 18 November 2019 regarding the Willoughby Park 

Masterplan 

 

The Call for Sites 2015 replaced an earlier consultation exercise and that informed the later Local 

Plan.  The Medium Scale Masterplan which formed part of the 2015 submission for Site Ref 532 

(150-200 units) is inevitably a more refined option, with a reduction in estimated capacity (from the 

2014 submission) and as noted was the effective start point for the Local Plan and AECOM’s work.  

 

Also, differences between the 2015 Medium Scale Masterplan and our ‘Option 2’, prepared ahead 

of the ‘Meet the Developers’ session, reflect further refinement of the developable area and the 

capacity for 100 units. This is, clearly, consistent with AECOM’s own recommendations. 



 

We are grateful for your acknowledgement of the departure between the capacity shown on your 

exhibition material and AECOM’s recommendations at Table 4.17. It appears to be the case 

however, that our client’s site was the only exhibit where the capacity figure shown did not 

correspond with the Option 1(a) or 1(b) recommendations and we can find no explanation for this. 

All others were put as per the AECOM report.  

 

Indeed, for example, Site Ref 535 (108 units) departs from the relevant Call for Sites form (300-350 

units) following AECOM’s findings. We acknowledge that in this case AECOM noted a discrepancy 

between the site area on the relevant Call for Sites form and accompanying site plan, but this 

nonetheless reflects work on their part to inform the accuracy of their recommendations, just as does 

the reduced site capacity for Site Ref 128 (i.e. their estimate of 70 to 93 units). 

 

AECOM’s Options 1(a) and 1(b) recommendations are aligned to requirements in the Local Plan 

2030, and therefore warrant being reported as such. The fact that when BBC also considered our 

client’s land as part of a combination of suitable sites, it, as Local Planning Authority, also provided 

a capacity of 100 units, adds further weight.  

 

We also note the annotation regarding development on the southern part of our client’s site, which 

reinforces our view that the consultation exercise should reflect the latest available information 

following engagement and site assessment, and an appropriate capacity figure for around 100 units. 

 

In short, there was a clear opportunity to avoid any questions from the public at your 5 December 

event querying “how would you provide 240 units on this land”? We are obviously concerned that 

we were not allowed to be in attendance to address any such queries, notwithstanding that such 

queries would appear contrary to your consultant’s own recommendations and the information we 

specifically provided.  

 

There are a number of outstanding matters we have raised following previous attempts to engage 

with the Neighbourhood Plan Committee. These include responses to comments raised at the ‘Meet 

the Developers’ session with regards highways, drainage and crime prevention, in order to further 

demonstrate the benefit of Options 1 and 2 for our client’s site. We remain very willing to discuss 

these with you further and trust our submissions will be fully reflected in any future report on 

consultation and an update to site assessments. 

 

In our view, an appropriate remedy remains one where the local community is presented with clear 

information of the recommendation to include our client’s site as part of AECOM Options 1(a) and 

1(b), along with its corresponding recommendation on development capacity, prior to publication of 

the draft Plan. 

 

Yours Sincerely, 

 
Simon James MRTPI MIEMA 

Managing Director 

 

CC: Gill Cowie, Bedford Borough Council 
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OPINION 

1. Great Barford is in Bedford Borough to the east of Bedford and next to the River 

Great Ouse, which the forms the south-eastern boundary of the parish. The village 

contains conservation areas and is upstream of two internationally important sites, Ouse 

Washes (SAC/SPA/Ramsar) and Portholme (SAC). Bedford Local Plan 2030 (“the 

BLP”).  requires the Great Barford Neighbourhood Plan (“GBNP”) to allocate a site or 

sites for 500 homes. 

2. The BLP’s strategy is to “meet the objectively assessed need for housing 

identified in the Strategic Housing Market Assessment update and addendum (August 

2018) of 14,550 homes in the period 2015-30”.1 The BLP explains: “Existing planning 

permissions for residential development, together with previously allocated 

commitments and an allowance for windfall mean that the local plan needs to allocate 

growth to provide a minimum 3,169 new dwellings in order to ensure that the 

objectively assessed need for housing of 14,550 homes in the period 2015-30 will be 

met”.2  Policy 77S identifies Great Barford as key service centre, that is a large village 

with a good level of services. Policy 4S (Amount and distribution of housing 

development) states, among other things: 

A minimum of 3,169 new dwellings will be allocated and distributed as follows:… 

In the settlements listed below, it will be necessary to identify sites to meet the 

following levels of development, generally in and around defined Settlement Policy 

Area boundaries. Other than in Roxton, all sites will be allocated in Neighbourhood 

Development Plans. … 

viii. Great Barford – 500 homes… 

 

1  Paragraph 6.5. 

2  Paragraph 6.7. 
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The Council will support the relevant local council and other representatives from 

local communities to identify the most appropriate means of meeting this 

requirement through their Neighbourhood Development Plans and rural exceptions 

schemes… 

3. The allocation of 500 homes each to four villages is clearly strategically 

significant. A failure to deliver in any one of them might have a major impact on the 

meeting of housing need for the whole borough. 

4. BLP Policy 1 includes: “The Council will undertake a review of the Local Plan 

2030, which will commence no later than one year after the adoption of the plan…The 

plan review will secure levels of growth that accord with government policy and any 

growth deals that have been agreed…”.  

5. The current Local Plan was adopted under NPPF 2019 transitional 

arrangements using an OAN of 970 homes p.a.. Local housing need for Bedford 

Borough calculated using the standard method (2020) is 1,305 units. The base date for 

the  new plan period to be addressed will be 2020.  This will include additional capacity 

for the period 2020 to 2030 to make up the difference between the 970 dwellings p.a. 

allocated in the BLP and the standard method number that is likely to form the basis of 

new plan. At the next stage of consultation on the draft Plan (expected to be this 

summer) the LPA will consult with parish councils to see to what extent their emerging 

neighbourhood plans, or neighbourhood plan reviews, might help to deliver the new 

strategy. 

6. GBNP is at the Pre-Submission (Regulation 14) consultation stage with the 

deadline for responses being 1st February. To some extent cut and paste has been 

overused: the glossary mentions SEA and HRA, but these do  not appear elsewhere in 

the plan. GBNP would allocate a single site (known as Great Barford West), in multiple 

ownerships, to deliver the 500 dwellings. Because the Local Plan does not allocate 

sites, the proposed allocation has not yet been subject to Sustainability Appraisal. The 
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site adjoins the Green End Road Conservation Area at the northern end of the village 

which contains  listed buildings, with several old farmhouses and open space and is 

partly within an Archaeological Interest Site. 

The SEA screening 

7. The Screening Decision on the Regulation 14 GBNP concluded that the Plan is 

unlikely to give rise to significant effects and that Strategic Environmental Assessment 

is therefore not required. I am asked to advise in respect of this. 

8. Whether an SEA is required depends on the facts of each plan.  Care should be 

taken not to assume that one is not needed because another plan in the same district 

with an allocation of a similar size has not needed one. The effects on the historic 

environment, nature conservation, etc, may be quite different. Care should also be taken 

when considering the report of an examiner into a different neighbourhood plan. 

Examiners take their decisions on the facts before them and although they have an 

investigatory role, their facts are usually mainly based on the evidence that participants 

have given them. 

9. I have considered GBNP’s Strategic Environmental Assessment Screening 

Report of last November. Read with the Habitat Regulations Assessment of the same 

month, I am satisfied that here has been no error of law in deciding that an SEA is not 

required for nature conservation reasons. 

10. I am however concerned that the screening report does not pay significant 

attention to the impact of the proposed development on the adjoining conservation area. 

The absence of reasons on the impact of a substantial allocation on a statutory 

designation is more than regrettable. It makes the screening report inadequate in law.  

11. The Aecom report indicates the possibility of archaeological remains and 

concludes that these require further investigation in a planning application. The 

addendum recognises that archaeological impact was underestimated but still considers 
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that the matter can be dealt with at the planning application stage. This is an inadequate 

approach to an archaeological interest site. The screening report does not pay sufficient 

attention to this.  The uncertainty also makes an allocation of at least one reserve site 

particularly appropriate. 

12. I advise my instructing professional to draw this to the attention of the LPA 

and, should the matter not be addressed satisfactorily, to the attention of the examiner. 

Reserve Sites 

13. With its reliance on one site in multiple ownership to deliver 500 homes in a 

relatively short plan period, the GBNP carries a substantial risk of  non-delivery. This 

is therefore a suitable case for the provision of a reserve site or reserve sites in 

accordance with the PPG.3 It is important that potential reserve sites are clearly raised 

through appropriate representations so that that examiner can be satisfied that he or she 

has sufficient information to allocate them and that third parties who are paying 

attention to the NP process are aware that their allocation is a  possibility. 

A Hearing 

14. The examiner will have to consider whether to hold a hearing. An examiner 

must cause a hearing to be held for the purpose of receiving oral representations about 

a particular issue in any case where the examiner considers that the consideration of 

oral representations is necessary to ensure (1) adequate examination of the issue or (2) 

a person has a fair chance to put a case. I have yet to come across a case where the latter 

applies. The former has often caused hearing where more than two realistic alternatives 

for allocating needed housing land results in there being several possible ways in which 

housing need can be met.  

 

 

3  ID: 41-009-20190509. 
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