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Dear Ms Lee and Ms Papé, 

GREAT BARFORD PARISH COUNCIL DRAFT NEIGHBOURHOOD PLAN  
LAND TO THE SOUTH WEST OF GREAT BARFORD 

We write on behalf of our client, 1 Grosvenor Holdings Ltd (owner of the site as above), to submit 

representations in response to the Great Barford Parish Council draft Neighbourhood Plan 

(November 2020) (Regulation 14) (the “Draft Plan”). 

This response primarily focuses on the Draft Plan’s position regarding housing provision within 

Great Barford and its relationship with the adopted Bedford Borough Local Plan 2030 (the “Local 

Plan”), which is currently under review by Bedford Borough Council (the “Council”). We also 

provide an assessment of the proposed housing allocation (draft Policy H1) and submit details of a 

proposed housing development for inclusion in the Neighbourhood Plan, ‘Land to the South West 

of Great Barford’.  

This letter we also question the continued preparation of the Great Barford Neighbourhood Plan at 

this stage, considering the ongoing work to address the insufficient housing identified within the 

Local Plan and the implications this will have for housing requirements within the plan period. 

We are concerned that the Neighbourhood Plan is inconsistent with national policy (Basic 

Condition One; Locality Guidance1) and is based on an out-of-date evidence base, allocating 

insufficient housing provision across the Local Plan period. In continuing with this evidence base, 

the resulting Neighbourhood Plan will go against draft Policy 4S which seeks to secure housing 

allocations within Neighbourhood Development Plans, requiring supplementary allocations within 

the Local Plan superseding that of the Neighbourhood Plan. Further, as per Paragraph 65 of the 

National Planning Policy Framework (“NPPF”), whilst strategic housing requirement should not 

need retesting at the neighbourhood plan examination, this exception does not apply where there 

have been significant changes in circumstance, as in this instance. An indicative housing figure 

and the specific requirement for Great Barford should be requested by the Parish Council from the 

Council (Para.66; NPPF).  

 
1 A Toolkit for Neighbourhood Planners: How to prepare for, and what to expect at, examination (2019); 
Locality. 
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As such, we suggest that the Great Barford Neighbourhood Plan’s submission to Examination be 

paused, pending these updates to the evidence base and site assessments produced as a result of 

the 2020 consultation, allowing an indicative figure to be provided in accordance with Paragraph 

66. In halting the adoption of the Neighbourhood Plan, the Parish Council are able to review 

proposed housing allocations against the increase in housing numbers, rather than submitting one 

site and allowing the Local Plan to allocate land for additional requirement creating conflicting 

planning policy regarding the role of the Neighbourhood Plan.  

To address the aforementioned concerns and considerations, this letter is set out as follows: 

▪ Evidence base: housing numbers; 
▪ Conflict with the Local Plan; 
▪ Assessment of draft Policy H1; 
▪ Overview of Land to the South West of Great Barford; and  
▪ Summary. 

EVIDENCE BASE  

The housing evidence base used to inform the Draft Plan utilises that submitted in support of the 

Local Plan, with supplementary assessments undertaken by AECOM, specific to Great Barford. 

The following sections outline the concerns with the housing evidence used and the unexplained 

exclusion of the most recent Call for Sites, closing in August 2020. 

BEDFORD BOROUGH LOCAL PLAN 2030: HOUSING NUMBERS CONTEXT 

Due to the timing of the publication of the National Planning Policy Framework (2019) (“NPPF”) 

and the Local Plan, it is accepted that the current adopted housing allocations are insufficient to 

support the identified housing need. As such, Policy 1 of the Local Plan requires its review to begin 

within one year of its adoption (January 2020), for submission to Examination no later than three 

years from this date. If these deadlines are missed, the Local Plan’s housing policies will be 

deemed out-of-date, as per the NPPF. This work has begun in compliance with Policy H1, with the 

Issues and Options consultation held 14 July – 4 September 2020 and a Call for Sites consultation 

closing in August 2020 which resulted in the submission of 440 sites. 

Standard methodology 

The new standard method published by the Government on 16 December 2020 resulted in no 

change in terms of housing requirement for Bedford, but the results of the new standard method, 

as seen in Table 1, highlights the current Local Plan requirement is considerably lower than the 

actual requirement for housing; resulting in a deficit of 335 dwellings per year across the plan 

period. 

Table 1 - Standard Method Housing Requirement 

 Current Local Plan 

requirement 

Average delivery 

(last 3 years)  

Standard Method 

(2017) 

Standard Method 

(2020) 

Bedford 970 1,245 1,305 1,305 

We appreciate that due to the publication of the new standard method two days before the 

publication of the Regulation 14 Draft Plan, the Parish Council will not have had an opportunity to 
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properly consider the implications. However, it was aware of the 2017 Standard Method results, 

and it does have the ability to pause preparation of the Neighbourhood Plan to allow the Council to 

assessment the impacts of the increased housing requirement and to identify the implications for 

Great Barford as a Key Service Centre. Not doing this would be inconsistent with national policy, 

particularly when the Planning Inspector has already identified that the housing figures proposed in 

the Local Plan will be insufficient to meet demand and would therefore result in the Neighbourhood 

Plan not meeting the basic requirements.  

Paragraph 60 of the NPPF outlines that in order to determine the number of homes needed, 

strategic policies should be informed by the standard method, unless there are exceptional 

circumstances that justify an alternative approach. As the Local Plan and Neighbourhood Plan 

housing allocation is not informed by the latest standard method data, the Draft Plan is currently 

inconsistent with the NPPF and raises the question of why its progress has not been paused until a 

time where the Local Plan is allocating an sufficient number of homes or the Council has provided 

an amended figure for Great Barford, compliant with national policy. 

Local Plan Review 

As a Key Service Centre and based upon the existing housing requirement allocated to Great 

Barford within Policy 4S, it is anticipated that the requirement for the settlement will be increased to 

support the Council’s revised housing figures. Noting this, and the fact that Policy 4S seeks to 

secure all housing allocations through the Neighbourhood Development Plans where possible, the 

current Draft Plan, which only seeks to allocate land for the provision of “ a maximum of 500 

dwellings”, would not allocate sufficient land for housing to support the require need. As such, the 

emerging Local Plan will need to allocate additional housing sites in Great Barford, which could 

raise conflict between the weight of the plans particularly where instances arise regarding windfall 

housing development. In order for the Neighbourhood Plan to truly manage and reflect the housing 

requirement of Great Barford, the Neighbourhood Plan should be based on the update to date 

evidence base (Paras 65 & 66, NPPF), without doing so the NP is contrary to national policy and 

does not meet basic requirements - Para 66 is explicit: 

“Where it is not possible to provide a requirement figure for a neighbourhood area31, the 

local planning authority should provide an indicative figure, if requested to do so by the 

neighbourhood planning body. This figure should take into account factors such as the 

latest evidence of local housing need, the population of the neighbourhood area and the 

most recently available planning strategy of the local planning authority”. 

Site allocations data  

The Draft Plan seeks to support housing allocations for a “maximum of 500 dwellings” based upon 

the recommendations of the Local Plan which is under review due to insufficient housing supply. 

The data assessed to inform the Draft Plan is also further out-of-date, as it is superseded by the 

Call for Sites exercise undertaken in 2020, which received 440 proposed development sites, 

including options for housing development within Great Barford.  

Whilst we appreciate that this level of response takes a considerable amount of time to review and 

assess, which would not have been possible ahead of the Regulation 14 publication of the Draft 

Plan in November 2020, it does again raise the question of whether the Draft Plan’s progress 

should be paused. In doing so, it would enable the full consideration of the emerging evidence 
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base and amended housing figures, as without this, the plan is in conflict with paragraph 31 of the 

NPPF, which states that plans must be underpinned by relevant and up-to-date evidence.  

CONFLICT WITH THE LOCAL PLAN  

Policy 4S of the Local Plan proposes an allocation of 500 dwellings in Great Barford and stated 

that sites would be allocated by the Neighbourhood Plan. The policy included a provision whereby 

Bedford Borough Council would allocate sites if the Neighbourhood Plan or Neighbourhood 

Development Order (Regulation 16) has not been submitted to the Council by October 2020*, or 12 

months after the Local Plan was allocated, which would be January 2021. 

Therefore, in accordance with the Local Plan, Bedford Borough Council should allocate sites in 

their Local Plan Review, as the deadline for the Council receiving the Neighbourhood Plan has 

passed. Whilst we recognise that the Covid-19 pandemic will have had an impact on the 

timescales for producing the Neighbourhood Plan, it is unrealistic to suggest that the pandemic 

would have caused such a significant delay. The acknowledgment of insufficient housing provision 

pre-dates the pandemic, being raised in conversations during the Local Plan’s Examination in late 

2019/early 2020.  

We understand that Bedford Borough Council are unlikely to step in and seek to allocate sites in 

the Local Plan Review in the place of the Neighbourhood Plan. We question this approach as not 

only does it not comply with the recently adopted Local Plan policy, but also, owing to the high 

probability that the Council will have to find more dwellings (and therefore site allocations) through 

the Local Plan Review, it makes sense to allocate all dwellings within a single policy document to 

ensure there is no conflict within documents of the Development Plan and to allow for land 

allocations based upon the most up-to-date evidence base and site information. 

PROPOSED NEIGHBOURHOOD PLAN – DRAFT POLICY H1 

Draft Policy H1 proposes the allocation of a single site in Great Barford for the provision of a 

maximum of 500 dwellings (see Figure 1, identified by the red diamond). This site comprises three 

adjacent sites considered in the Site Assessment Report produced by AECOM (May 2019). The 

Parish Council’s approach to allocate a single site, particularly one comprising only Tier 2 options 

in place of identified Tier 1 land, is questioned on the grounds of its likely development capacity 

based on constraints, and the potential impact upon Great Barford. 

Assessment of housing allocation Policy H1 

These sites (ref. 670, 116 and 127) were considered to have a capacity of 500 dwellings in the Site 

Assessment Report; Table 2 below, assesses the proposed housing allocation site and examines 

it’s planning potential. Each site was given a tier rating, following methodology used by Great 

Barford Parish Council, with Tier 1 sites performing the best in meeting the local criteria, Tier 2 

sites perform fairly well but with constraints, and Tier 3 sites perform poorly. 

Table 2 - Comparative Site Assessment 

Site 

Ref 

Capacity Tier Comments 
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116 220 2 
▪ The site projects into the countryside; 
▪ The site is located within 300m of the Bridge Farm Strategic 

mineral site; and 
▪ Access is not suitable as left hand visibility splay cannot be 

achieved. 

127 70 2 
▪ There is no clear boundary of the development as the site is 

in the countryside. 

670 210 2 
▪ Potential for flood risk as some of the site is in areas with 

high and medium risk of surface water flooding (1 in 30 year); 
▪ Potential for moderate risk to heritage assets, including 

cropmarks of Roman/ prehistoric enclosures and ring ditches 
on the site. The site is known for its Iron Age occupation and 
to be part of the medieval settlement of Green End; 

▪ On further heritage grounds, the site is adjacent to the 
conservation area, with several listed buildings in proximity, 
including the Howbury Ringwork scheduled monument; 

▪ The site is within 300m of bridge farm mineral site for sand 
and gravel extraction, adjacent to a mineral safeguarding 
area and within 300m of the Dairy Farm mineral extraction 
site; and 

▪ Improvements to access would be required. 

The three sites which comprise the housing allocation of Policy H1 are all considered to be Tier 2 

sites, meaning that none of the sites proposed are of optimal quality for development and have 

several constraints. Three sites were submitted and considered to be Tier 1 (one was Tier 1/2) and 

would provide developments of up to 140 dwellings, located on the edges of the existing built form 

forming natural extensions to the existing development lines (see in green on Figure 1). 

 Figure 1 – Sites more suitable for allocation in the Great Barford Neighbourhood Plan2  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
2 Figure 4.4 – Sites more suitable for allocation in the Great Barford Neighbourhood Plan (Source: AECOM), 
Site Assessment Support Final Report, May 2019. 
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Site ref. 670 (210 dwellings) is in an area of high flood risk (1:30yr) a constraint which is not 

surmountable. Discounting, or taking into account how the constraints could prevent the site 

coming forward for development, the removal of site ref. 670 portion from the overall housing 

allocation site proposed in Draft Policy H1 would mean that only 290 dwellings could be allocated/ 

developed.  

Further, if the access to site ref. 116 cannot be safely achieved, as suggested in the AECOM 

report, this site should also be discounted from consideration, as to continue with the proposed 

allocation of this site would be ignoring the significant risks associated with poor levels of highways 

safety. As such, a further 220 dwellings should be discounted from consideration leaving only site 

ref. 127 for 70 dwellings. 

Discounting these 430 dwellings due to highways safety, access and flood risk issues associated 

with the sites would result in 70 dwellings being deliverable on the proposed allocation in Draft 

Policy H1. 70 dwellings would represent a significant shortfall in housing provision for Great 

Barford and Bedford Borough Council, falling considerably short of the 500 dwellings required to be 

allocated in accordance with the Local Plan. 

Without fully discounting site refs. 116 and 670, it is reasonable to expect that based upon their 

constraints they will not achieve the maximum housing figures proposed, with the comparative 

assessment showing that it is not possible to meet the 500 new homes target for the village. This 

suggests that a number of windfall sites would be required to meet the housing targets and this is 

ahead of any understanding or guidance from the Council regarding the impact of the additional 

housing requirements, likely to further increase the housing figure for Great Barford as a Key 

Service Centre. 

Approach to allocating housing 

Despite the capacity and deliverability concerns with site ref. 670, there are also concerns with the 

Parish Council’s approach to the housing allocation selections process. Based on the Census 2011 

data, the village of Great Barford comprises approximately 881 dwellings, meaning that the 500 

additional homes required will increase the settlement by more than half its current size. Within 

draft Policy H1 the Parish Council propose to focus this future development in one area of the 

village, largely expanding away from the current built environment into the surrounding 

countryside, raising the following key concerns: 

▪ Impact on the existing sense of place and landscape;  
▪ Impact on infrastructure; and 
▪ Exclusion of Tier 1 sites. 

Currently, the built form and village centre of Great Barford is largely centred around the High 

Street and to the east/south of Roxton Road, with residential development lessening as you travel 

west into the Great Barford Green End Conservation Area (designated September 1989); views 

into the countryside and the Great Ouse Clay Valley increase as the development lessens. The 

village is fairly contained and for the most part has clear boundaries to development in the form of 

distinct field patterns and the road network.  
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The Bedford Borough Landscape Character Assessment (2020) identifies Great Barford as a 

settlement within the Great Ouse Clay Valley where the villages have strong centres and defined 

boundaries. The assessment notes that some of the more recent development on the edges of the 

village has created a more abrupt urban edge than historically identified by natural woodland 

screening or the location of major roads. The evaluation develops and suggests that Great Barford 

is suitable for on-going infill development, with a focus on protecting the visual sensitivities 

including the long views across the landscape.  

With this additional context and considering Figure 1, it raises the question as to why the Parish 

Council chose not to consider a more measured approach to the large-scale expansion of homes 

within the village, identifying smaller infill sites as per the Character Assessment’s 

recommendation, including the three Tier 1 options. In doing so, would reduce the 

overconcentration of development in one area of the village, and in distributing the new housing 

schemes across Great Barford would allow for more sensitive, integrated, and complementary 

developments. Furthermore, the expansion in several directions and within several existing 

neighbourhoods would allow for the more sensitive integration of the expanding population.  

Instead, by identifying a single large extension to the existing village, expanding by more than half 

the existing size, Policy H1 creates an entirely new neighbourhood and would not contribute to 

meeting Basic Condition Two, contributing to the achievement of sustainable development. The 

large-scale development can only create a distinct extension to the village, reaching out into the 

sensitive landscape and losing the existing views characteristic of villages within the Great Ouse 

Clay Valley. It will create two distinct development areas, the existing village of Great Barford and 

the extension. Development in this form is likely to have a significant impact on the sense of place 

of this small, rural and historic village. An amendment to the proposed allocation should be made, 

considering a more measured and sensitive expansion throughout the village to protect its sense of 

place, historic form and its distinctive views into the countryside. 

In addition to the impact upon the existing landscape and sense of place of the village, the 

allocation identified within draft Policy H1 has extensive, site-specific infrastructure improvements 

required to support access and to enable its development. The consolidation of new housing in one 

location adds additional pressure to the existing infrastructure to cope with the increased level of 

traffic movements and requirements of the newly expanded population, concentrated in one area.  

Further to Historic England’s comments in response to the Strategic Environmental Assessment 

(SEA) prepared in support of the Draft Plan, we have not seen the evidence relied upon to support 

the SEA or the Local Authority’s Screening Opinion which conclude that there will be no significant 

environmental effect should the land allocated within Policy H1 be developed. Particularly, we do 

not believe there is sufficient evidence to fully assess the potential highways implications of the 

proposed development. Therefore, the Draft Plan as existing does not meet the requirements of 

Basic Condition Four.  

Finally, further questions are raised in relation to site selection and the decision to exclude the 

small/medium-scale Tier 1 sites. The sites are rated as Tier 1 meaning that they have not 

proposed for allocation despite being identified as more suitable for development, with 

considerably fewer constraints, increasing the likelihood of their delivery. These smaller sites could 

contribute significantly towards meeting the housing need in the village without the need to provide 

significant highways infrastructure and flood risk mitigation. Further, they are split across three 
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separate parcels of land and would develop gaps within the existing built environment, instead of 

creating large extensions into the countryside. 

Appendix A contains our detailed assessment of all of the sites considered for allocation within the 

Neighbourhood Plan (based on the AECOM Site Assessment Report). 

LAND TO THE SOUTH WEST OF GREAT BARFORD 

Land to the South West of Great Barford (the “site”) was originally submitted for development 

providing up to 30 dwellings. Since this time, the development proposal has been reviewed, 

informed by earlier feedback from the Parish Council’s Site Assessment Report Addendum 

(AECOM, 2020). Following this, the reviewed site was submitted within the August 2020 Call for 

Sites.  

When assessing the site in the Site Assessment Report Addendum suggests that 30 dwellings 

should be considered on the site. This amount of development would represent gross 

overdevelopment of the site, and as such, 1 Grosvenor Holdings Ltd are proposing the that the site 

has a capacity of four dwellings.  

Considering the revised proposal for four dwellings, the Draft Neighbourhood Plan has based its 

site assessment on out-of-date information and as such, the site south-west of Great Barford High 

Street should be reconsidered. A copy of the submission to the August 2020 Call for Sites, 

including indicative proposals, can be found at Appendix A with a Vision Document for the site 

enclosed within Appendix B. 

INDICATIVE PROPOSAL 

In summary, the proposals include: 

▪ Development at a small scale and density (four dwellings); 
▪ Positioning the dwellings at the south of the site, outside the conservation area; and 
▪ Enhancing the village open space via landscaping. 

The indicative proposal has evolved to make best use of the land and contribute towards meeting 

the Council’s housing requirement, whist ensuring that the proposal responds well to its local 

context, enhances its surroundings, and provides benefits for the local community (see Appendix 

B). 

The development is proposed to be located in the southern section of the site, ensuring that the 

development is located outside of the conservation area and the area designated as Village Open 

Space, as to not have an undue impact upon either of these designations. 

The low-density proposal ensures that development would not have any harmful impact on the 

setting of the conservation area and high-quality, considerate development could in fact enhance 

the conservation area’s setting. 

The Council’s recent Local Green Space Assessment (2020) concluded that the site (Site 202), 

whilst having a physical connection to the character of the area has no known recreational value. 

This suggests that there is an opportunity to enhance the space through the provision of sensitive 

landscaping and the proposed provision of a small number of parking spaces, increasing its 

recreational value by supporting its use and accessibility. In addition, the proposed car parking 

provision and relocation of the bus stop, seeks to reduce congestion on the High Street and 
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increase accessibility to the village as a whole. The proposed scheme for four dwellings would 

enable this investment and allow for the landscape and highway enhancements. 

The only function that the site currently appears to support is a visual break in the High Street, as 

noted in the Allocations and Designations Local Plan (2013). By ensuring that the development of 

dwellings is directed to the south of the site, this gap will be maintained and the visual gap in the 

High Street improved.  

A lower density proposal will also ensure that the impact on the views out of the village and into the 

countryside would be minimised. Subsequently, a significant gap in-between each dwelling, would 

ensure that views into the countryside are maintained, making best use of the available space, 

when considering the site’s setting adjacent to the conservation area and village open space. 

PLANNING ASSESSMENT  

A full planning assessment of the proposed site can be found within Appendix A of this letter, 

supported by a Vision Document within Appendix B. The proposed provision of four dwellings 

would represent a good use of available land to steadily contribute towards the current housing 

requirement of 500 dwellings proposed for Great Barford, without significantly impacting upon the 

surrounding heritage assets or landscape. A small bespoke site would bring variety to the village 

and provide well designed homes, whilst the scale of development would be fitting with a 

settlement of this scale. Securing the benefit of enhancements to the Village Open Space would 

provide great benefit to the wider village community. 

The indicative proposals show that the site could comfortably accommodated four detached 

dwellings, which site wide would represent development at a density of 3dph. If the mix of housing 

was to change it is feasible to see around 10 new homes on this site. This supply of new homes 

would make a welcome high-quality addition to the village and would help to meet the need of the 

area in terms of housing, whilst enhancing open space provision, and without causing significant 

harm due to overdevelopment. As such, rather than creating an overdeveloped extension to the 

village, the proposal of development at this site would be a subtle and complementary addition to 

village’s housing stock. 

SUMMARY  

In conclusion, we question the Parish Council’s decision not to pause the preparation of the Great 

Barford Neighbourhood Plan in the context of the ongoing Local Plan Review and the identified 

housing shortfall across the borough. In continuing its preparation without requesting an updated 

indicative housing figure from Bedford Borough Council, the Parish Council are not compliant with 

national policy, contrary to Basic Condition One, in their use of out-of-date housing evidence, 

confirmed to result in the insufficient allocation of housing.  

Furthermore, we request that the decision to propose a single development site, extending the 

existing village by up to 500 homes in one location is reviewed for the following key reasons:  

▪ Its exclusion of Tier 1 development options; 
▪ The negative implications of the proposal on the village’s sense of place, character, and 

landscape;  
▪ Its failure to meet Basic Condition Two, in relation to contributing towards the achievement of 

sustainable development;  
▪ Its failure to meet Basic Condition Four, in relation to evidence supporting the Strategic 

Environmental Assessment and the Local Authority’s Screening Opinion; and  
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▪ Due to the questionable deliverability of the site based on the considerable constraints of the 
three land parcels, not limited to flood risk, and the ability to create safe highways access.  

Finally, we request the consideration of Land to the South West of Great Barford for its contribution 

to the housing requirements, its location on the edge of the built environment and the public benefit 

that it would enable in the form of landscape, accessibility and highways improvements for the 

village. 

Yours sincerely, 

  

Olivia Bostock 
Senior Planner 

  

  
cc. Mr Gareth Draper – Planning Policy Officer, Bedford Borough Council  


