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Disclaimer
This document is intended to aid the preparation of the Neighbourhood Development Plan (NDP)
and can be used to guide decision making, and, if the Qualifying Body (QB) chooses, as evidence
to support draft Neighbourhood Plan policies. It is not a neighbourhood plan policy document. It is
a ‘snapshot’ in time and may become superseded by more recent information. The QB is not
bound to accept its conclusions. If landowners or any other party can demonstrate that any of the
evidence presented herein is inaccurate or out of date, such evidence can be presented to the QB
at the consultation stage. Where evidence is presented that conflicts with this report, the QB
should seek advice from the Local Planning Authority in deciding how to take new information into
account in the draft Neighbourhood Plan. An explanation and justification for all decision making
should be documented and submitted with the draft Neighbourhood Plan, together with supporting
evidence.
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Abbreviations used in the report
Abbreviation
BBC

Bedford Borough Council

BBLCA

Bedford Borough Landscape Character Appraisal

Dph

Dwellings per hectare

GBPC

Great Barford Parish Council

Ha

Hectare

MHCLG

Ministry of Housing, Communities and Local Government

NDP

Neighbourhood Development Plan

NPPF

National Planning Policy Framework

QB

Qualifying Body

SHELAA

Strategic Housing and Economic Land Availability Assessment

VOS

Village Open Space
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Executive Summary
This addendum follows a previous Site Options and Assessment report produced by AECOM on
behalf of Great Barford Parish Council in May 2019. This report assessed 15 sites and provided
recommendations on their potential suitability for allocation in the draft Great Barford Neighbourhood
Development Plan.
Since the report was published, a new Local Plan has been adopted by Bedford Borough Council.
The addendum contains a review of the relevant policies in the adopted plan to identify whether any
amendments made during the plan’s examination in public would make a material difference to the
conclusions of the May 2019 report. The review concludes that the previous assessment remains
valid in light of the adopted policies.
The addendum also responds to representations received from agents acting on behalf of the owners
of sites assessed in the May 2019 report. The review of these representations has not identified any
new evidence which would support changes to the conclusions reached in the May 2019 report, and it
is not considered that they should form the basis for an update to the previous site assessment.
Since the publication of the May 2019 report, an additional site has become available and has been
promoted to the Parish Council for possible inclusion in the Neighbourhood Plan. In order to ensure
that all site options have been considered before land is allocated for development in the draft
Neighbourhood Plan, Great Barford Parish Council has requested this new site is assessed using the
approach employed in the May 2019 report. This allows for a direct comparison with the 15 sites
previously assessed.
The addendum concludes that the new site is unsuitable for allocation in the Neighbourhood Plan due
to a number of constraints, including the designation of a large part of the site as Village Open Space
in the Bedford Borough Council Local Plan. It is considered unlikely that development could take
place on the site while this designation is in place.
The information contained in this addendum is intended to assist Great Barford Parish Council in the
selection of appropriate sites to meet the housing requirement for the parish, in line with the adopted
Bedford Local Plan and the objectives of the emerging Neighbourhood Plan. It should be read in
conjunction with the conclusions of the May 2019 report and can be used by the Parish Council to
inform further engagement with the local community, landowners, developers, and the Local Planning
Authority.
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1. Introduction
1.1

Great Barford Parish Council (GBPC) is in the process of producing a draft Neighbourhood
Development Plan (NDP), which will cover the whole of Great Barford Parish. The NDP is being
prepared in the context of the Bedford Borough Local Plan, which was adopted in January
2020. The adopted plan includes a housing requirement of 500 homes for Great Barford over
the Local Plan period but delegates the decision on the location of these homes to the Great
Barford NDP.

1.2

GBPC previously commissioned AECOM to prepare a Site Options and Assessment report
which looked at 15 sites in the NDP area and provided recommendations on their potential
suitability for allocation in the NDP. These sites had all been previously assessed by Bedford
Borough Council (BBC) during the preparation of the adopted Local Plan. The AECOM report
was presented to GBPC in May 2019.

1.3

Since the AECOM report was produced, a further site has become available and has been
promoted to GBPC for possible inclusion in the draft NDP. In order to ensure that the final
selection of sites allocated in the NDP is robust and defensible, GBPC has requested that this
new site is assessed according to the same criteria as the 15 sites previously assessed. This
report should be viewed as an addendum to the May 2019 report, and its conclusions used in
combination with the earlier report to inform the final choice of sites to be allocated.

1.4

In addition to assessing the new site, this report also presents a review of the conclusions
provided in the May 2019 report in order to reflect two developments since the report was
published. Firstly, it contains a review of Local Plan policy following the adoption of the Local
Plan in January 2020. Second, it responds to representations received by GBPC from agents
acting on behalf of the owners of sites assessed in the May 2019 Site Assessment report.
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2. Methodology
2.1

The site assessment methodology used in this report is the same as that employed in the May
2019 AECOM report to ensure consistency between the conclusions of the earlier report and
the assessment of the new site which has been promoted to the Parish Council.

2.2

Since the additional site was not assessed by BBC in the Strategic Housing and Economic
Land Availability Assessment (SHELAA), a detailed site assessment was prepared to identify
physical, environmental and policy constraints. The results of this assessment are presented in
the pro-forma at Appendix A. This analysis allows for easy comparison with the assessment of
the sites which were assessed through the BBC SHELAA.

2.3

Further to the assessment of key constraints, a further appraisal was conducted against the
eight ‘local criteria’ produced by GBPC. This allowed the site to be placed in the relevant tier (1,
2 or 3) according to its potential contribution to the NDP’s vision and objectives and allows for a
relative comparison with the 15 sites previously assessed.
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3. Policy Review
3.1

The May 2019 AECOM report summarises the key local planning policies and evidence base
documents which are relevant to the NDP. This summary was prepared in the context of the
emerging Local Plan (“Local Plan 2030”) which was going through its examination in public.
Since the report was published, the Local Plan 2030 was subsequently found sound and was
adopted by BBC in January 2020.

3.2

This means that polices in the Core Strategy and Rural Issues Plan (2008) have been
superseded by those in the adopted Local Plan, although the Allocations and Designations
Local Plan (2013) remains part of the development plan.

Local Plan 2030 - previously identified policies
3.3

The May 2019 report identified the following policies of relevance in the submission version of
the Local Plan:
•

Policy 2S: Spatial Strategy

•

Policy 3S: Amount and Distribution of Housing Development

•

Policy 38: Landscape Character

3.4

To help to ensure that the NDP site selection process is carried out in conformity with the
strategic policies of the adopted development plan, these policies have been reviewed against
the final policy wording in the adopted Local Plan to identify whether they have been amended
and, if so, whether the amendments are likely to make a material difference to the conclusions
of the earlier report. Due to the changes made over the course of the examination, the policy
numbers in the adopted Local Plan differ from those listed above. The following text reflects the
policies as numbered in the adopted plan.

3.5

Policy 3S: Spatial Strategy. The commitment to growth in rural areas being primarily delivered
through neighbourhood plans has been retained. Although a change has been made to this
policy to ensure legal compliance with Habitats Regulations, this does not materially affect its
relevance to the NDP.

3.6

Policy 4S: Amount and Distribution of Housing Development. The requirement for 500
homes in Great Barford remains unchanged. However, there has been a strengthening of the
policy with regard to neighbourhood plans.
In the submission version of the plan, the policy stated that if an NDP were not submitted to the
Council by October 2020 (or within 12 months of the Local Plan’s adoption, whichever is later),
the Council would “consider the need to allocate additional sites”. This is amended in the
adopted plan to “the Council will allocate additional sites”.
While this change does not affect the conclusions of the assessment of individual sites, it
should be considered by GBPC when reviewing the timetable for production of the NDP.

3.7

Policy 37: Landscape Character. The policy remains largely unchanged, although there has
been a change to the first criterion which provides more flexibility in relation to the Bedford
Borough Landscape Character Assessment (BBLCA), in line with national policy.
The submission version of the plan states that “proposals will be required to incorporate and
implement” the guidelines in the BBLCA. The adopted version states that “proposals will be
required where appropriate to incorporate and implement” these guidelines.

Local Plan 2030 – replacement policies
3.8

In addition to the policies listed above, the adopted Local Plan includes several policies which
replace those in the Core Strategy and Rural Issues Plan (2008). The May 2019 report noted
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relevant Core Strategy policies and their equivalents in the Local Plan 2030 – these
replacement policies are detailed below:
3.9

Policy 5S: Development in Villages with a Settlement Policy Area. Development will be
permitted within the boundaries of the Settlement Policy Area provided it is consistent with
other policies in the adopted Local Plan. This policy supersedes Core Strategy policy CP14.

3.10 Policy 7S: Development in the Countryside. Land outside Settlement Policy Areas is
countryside, and proposals for development will be permitted if it is in accordance with Policies
68-71 and any ‘made’ neighbourhood plans. Where development is well-related to a Settlement
Policy Area, the policy sets out exceptional circumstances under which it may be supported.
This policy supersedes Core Strategy policies CP13 and CP14.
3.11 Policy 67: Affordable Housing to Meet Local Needs in the Rural Area. The policy sets out a
sequential test for affordable housing sites, based on their location to the existing built-up area,
and details the criteria under which permission will be granted for such development. This
policy supersedes Core Strategy policy CP17.
3.12 Paragraphs 8.82 to 8.85: Local Green Space. These paragraphs set out requirements for
several types of open space. Paragraph 8.85 states that open spaces currently designated as
Village Open Spaces which have not been subsequently identified as Local Green Spaces will
retain the Village Open Space designation. Proposals on them will continue to be considered in
accordance with Policy AD40 in the Allocations and Designations Local Plan 2013. This
amendment is relevant to the new site assessed in this report.
Policy review conclusion
3.13 It is not considered that the changes made to the plan over the course of the examination
would alter the conclusions in the May 2019 AECOM report. However, it is recommended that
GBPC note the additional flexibility offered under Policy 37 and take this into account when
allocating sites and entering into discussions on the details of site allocation policies with
landowners, site promoters and Bedford Borough Council.
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4. Review of Previous Findings
4.1

In November 2019, AECOM and GBPC received a report prepared by DLP Planning Ltd (DLP),
acting on behalf of Old Road Securities PLC, whose land interests include Sites 128 and 532
assessed in the May 2019 AECOM report (“the AECOM report”). The DLP report provides an
evaluation of the AECOM report.

4.2

In order to ensure that the final selection of sites for allocation in the NDP is robust and
defensible, GBPC have requested that the issues raised by DLP are reviewed and addressed
within this report. The DLP concerns principally relate to three aspects of the AECOM report:

4.3

4.4

•

The Key Factors Assessment presented in Table 4.1 of the report.

•

The Great Barford Local Criteria assessment explained on pages 21-22 of the report
and applied to each site in Tables 4.2 to 4.15.

•

The Site Allocations Options presented on pages 54-60 of the report.

It should be noted that the DLP report is a partial review only, as it is limited to an evaluation of
the conclusions for those sites with an identified capacity which exceeds 150 dwellings. The
reasons given for the limited scope of the review are as follows:
•

The scale of development compares more closely with DLP’s client’s interests.

•

DLP identifies no substantial queries with the AECOM assessment of smaller sites.

•

Sites which have the capacity to provide more than 150 dwellings are also more likely
to have scope for mitigation of adverse impacts of development.

It should not therefore be used as the basis for an update to the site assessment.

Key Factors assessment
4.5

Section 5 of the DLP report provides a review of the ‘Key Factors’ assessment in Table 4.1 of
the AECOM report, focusing on potential inconsistencies in the identification and assessment of
impacts on heritage/conservation, landscape sensitivity and settlement character. DLP has
produced three tables which each consist of the relevant extract from Table 4.1 of the AECOM
report, along with the BBC ‘RAG’ rating for the sites in question, and DLP’s own notes on the
conclusions.

4.6

Whilst DLP’s report has identified a lack of consistency in the approach and level of detail listed
against each site in these categories, it is important to note that the information in question is
taken directly from the BBC Sites Assessment and Potential Options for Allocation report (April
2017). The findings in this section of the AECOM report are not presented as being the result of
a separate assessment conducted by AECOM, and this is made clear in the table on page 10
of the report as well as in the methodology presented in Chapter 2. It was also outside the
scope of the AECOM report to rationalise BBC’s findings into a consistent format for each site.

4.7

The purpose of this section of the AECOM report was to identify whether BBC’s assessment of
the ‘Key Factors’ remained valid for use in the NDP site assessment. It was not within the
scope of the AECOM commission to repeat the work that had already been done by BBC.
Although the DLP report questions the precision of some of BBC’s findings or the inclusion of
information against some sites which is omitted in the assessment of others, it does not appear
to identify any inaccuracies which would significantly alter the conclusions reached by BBC.

4.8

Since for all three of the aspects in question the information has been provided by BBC rather
than AECOM, and that this information has not been demonstrated to be inaccurate, it is not
considered necessary to update Table 4.1 of the AECOM report. However, should any
questions remain over the soundness of BBC’s initial assessment of constraints or the sources
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used to identify these constraints, it is recommended that GBPC raise this with BBC and, if
necessary, look into obtaining specialists to reassess the BBC evidence.

Local Criteria assessment
4.9

Section 6 of the DLP report turns to the eight ‘local criteria’ identified on page 21 of the AECOM
report. These criteria were provided by GBPC as the basis of further refinement of site options
following the initial ‘Key Factors’ review and largely related to the impact of development on
landscape, the setting of Great Barford, heritage assets and the road network. The AECOM
report presented an assessment of each of the 15 sites against these criteria, using a range of
sources including Local Plan evidence base documents, Environment Agency data, site visit
observations and information provided by GBPC, resulting in the placement of each site within
one of three tiers which indicated its potential suitability for allocation/development.

4.10 It should be emphasised that this tier rating is an indication of each site’s overall performance
against the local criteria and is designed to assist GBPC in the final selection of sites. It is
clearly stated on page 21 that all sites are considered suitable for development by Bedford
Borough Council, and this assessment is not challenged by the conclusions in the AECOM
report although some sites are judged to be more suitable than others once the local criteria
are applied.
4.11 The DLP report suggests that although the local criteria are not considered inappropriate, they
do not clearly relate to the objectives in the adopted Bedford Local Plan, particularly those
related to sustainability, contribution to housing supply, and infrastructure provision, and that
they do not refer to the social dimension of sustainable development. While it is the case that
these specific points are not addressed in the secondary assessment, the ‘Key Factors’
assessment which preceded it does refer to these aspects (for example walkability, potential
tenure splits and opportunities for community/social benefits), and it can therefore reasonably
be considered that they have been taken into account in the overall assessment of site
suitability.
4.12 Specific concerns are raised over each of the eight criteria, which are addressed in turn below:
Criterion 1: Visual impact on openness and long views
4.13 The DLP report suggests that the omission of an arrow indicating the rising slope from the
south-west to the west of the village and the reference to gently rising slopes “to the north and
north-west of the village” on page 21 has the potential to adversely affect the assessment of
this sites which are to the north and north-west of the village which are also on rising slopes.
4.14 The reference to compass directions is taken directly from BBC’s Landscape Sensitivity Study
(page 19), and while the AECOM report could have been clearer in this regard by providing
further detail on the slope direction, DLP’s concern does not appear to be borne out in the
detailed assessment of sites. It is clear from the report that sites to the west/south-west of
Great Barford (including sites 670 and 116) have been considered against their position on
ground which slopes upwards into the Renhold Clay Farmlands, as have sites to the north of
the village (including sites 128 and 532).
Criterion 2: Contour level
4.15 The DLP report (paragraph 6.11) correctly states that the 25m contour, although it separates
Landscape Character Types, “is not considered to represent an absolute constraint on
development”. It is suggested that the assessment of potential adverse effects from
development above this contour is subjective and not evidence-led.
4.16 The conclusions in the report have been drawn from the AECOM site visit and it is not
considered that visual observations are inappropriate for use as the basis for an assessment of
landscape impact. While perceptions of potential landscape impact are inherently subjective, it
is still possible to provide an objective assessment by ensuring that each site is assessed by
the same observer using a consistent methodology. As with Criterion 1, the detailed
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assessment makes it clear that sites above the 25m contour are still considered to be suitable
for development.
Criterion 3: Impact on setting and views of the bridge and church tower
4.17 The DLP report suggests that AECOM’s conclusions for sites 128 and 532 differ from those
presented in BBC’s Site Assessments and Potential Options for Allocation report (April 2017).
This assertion is based on the premise that BBC’s assessment of impact on “settlement
character” and the reference to “key views” covers this consideration. However, it is not clear
from BBC’s assessment and methodology which views were considered or whether this
included views of the bridge and church tower, and the BBC report is unclear as to the nature of
the heritage impacts identified for both sites.
4.18 It is therefore not possible to draw a direct comparison between the two assessments. As with
Criterion 2, the AECOM assessment has been informed by observations made from several
viewpoints during the site visit, and this is considered a valid method for assessing potential
visual impact. It is possible that detailed design could minimise impacts on the setting of
heritage assets, including through the location of development on areas of individual sites
which do not impinge on views of these assets, and it is recommended that GBPC discuss
these considerations with landowners and site promoters prior to allocating sites in the NDP.
Criterion 4: Scale and nature of development
4.19 This criterion reflects local concerns that the scale of development required to meet the housing
target set out in the Local Plan has the potential to significantly alter the character of Great
Barford. The DLP report suggests the criterion is closely related to BBC’s assessment of impact
on settlement character (considered as part of the Key Factors assessment) and that it is not
clear from the AECOM report how any qualitative findings which conflict with the council’s
appraisal would be identified and scored. It is accepted that there is considerable crossover
between BBC’s assessment of settlement character impact and the AECOM analysis of the
impact on rural setting.
4.20 However, it is not apparent that there are inherent conflicts between BBC’s analysis and the
majority of the conclusions reached by AECOM, with the exception of Site 125, where a sitespecific review suggested that BBC’s assessment did not provide an accurate reflection of the
site conditions. It is important to note that this site is outside the scope of the DLP report, since
it has an indicative capacity of 20-30 dwellings.
4.21 Although in some cases the AECOM analysis of the larger sites (150 dwellings or more)
provides additional detail on the potential change to settlement character, it does not appear to
contradict BBC’s findings. Furthermore, DLP’s commentary on the Local Criteria assessment
does not refer to any discrepancies in relation to this criterion. It is therefore considered that
while the application of this local criterion is potentially extraneous and adds little value to the
final conclusions, it is unlikely to have had a significant effect of the outcome of the
assessment.
Criterion 5: Views on entering the village
4.22 The DLP commentary on this criterion is closely related to that on Criterion 3. The report states
that BBC’s assessment of settlement character impact and landscape impact address the
impact on key views. As noted above (paragraph 4.15) it is not clear which views were
considered “key views” by BBC, and it is therefore not possible to state with certainty that the
sites were viewed from key points of entry to Great Barford. AECOM’s site visit looked at the
approaches to the village and the sites’ visibility from these entry points, and it is considered
that the assessment provides finer-grained detail which BBC’s report did not capture.
4.23 With regard to the two sites identified in the DLP report (Sites 128 and 532), the AECOM report
notes that development of the smaller Site 128 would have limited impact on views when
entering the village, while the larger Site 532, if fully developed, could have a significant impact
on long-range views. This is a valid conclusion, since the upper reaches of this site are clearly
Prepared for: Great Barford Parish Council
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visible from several routes leading into Great Barford, including Bedford Road, Roxton Road,
New Road and Barford Road. As set out in paragraph 4.16, it may be possible to minimise the
impacts of development through detailed design, although consideration of this is not within the
scope of the AECOM report.
Criterion 6: Heritage impacts
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.
4.26 It is also suggested that the heritage impact of development of Site 128 has been exaggerated
and differs from the conclusions reached by BBC in this respect. BBC’s report states that the
impact on heritage assets is moderate, and the AECOM report concurs with this assessment
while providing a finer level of detail on potential impacts and possible mitigation. It is therefore
difficult to see how the potential adverse heritage effects have been overstated.
4.27 It should be noted that neither report refers to the Archaeological Interest Site in the northern
part of Site 128. This omission may mean that heritage impacts have in fact been
underestimated, although as with other sites included in the assessment it is likely that detailed
design could minimise these impacts, and it is not considered that this would affect the overall
tier rating for Site 128.
Criterion 7: Traffic routes
4.28 DLP raise concerns that the lack of empirical evidence to support the traffic assumptions under
this criterion has the potential to limit the possibility of conducting an objective and consistent
assessment of the impact of development. Furthermore, it is suggested that the criterion
overlooks the potential opportunities for development to enhance sustainable and active modes
of transport.
4.29 As noted in the DLP report, the AECOM report does to some extent acknowledge these
limitations, and it makes clear that this criterion has been used to inform a high-level
assessment only. With this in mind, a recommendation is made that traffic modelling and/or
surveys are used to provide a more accurate assessment of potential impacts. To ensure that
the assessment of suitability was objective, individual development proposals, including travel
plans and highways impact mitigation, were not reviewed as part of the AECOM assessment,
although GBPC may wish to engage directly with landowners and the highways authority to
evaluate scheme-specific impacts.
4.30 It is suggested in the DLP report that the criterion is limited to the impacts of private motor
traffic. It should be noted that the criteria were provided by GBPC as a way of reflecting the
objectives of the Neighbourhood Plan and not on the advice of AECOM. GBPC may choose to
refine the Local Criteria further as part of the site selection process and can include
opportunities for sustainable travel as well as other factors mentioned in the report such as
opportunities to enhance the natural environment.
Criterion 8: Flood risk
4.31 The DLP report suggests that the AECOM assessment of flood risk against the local criterion
offers little additional information beyond that included in BBC’s site options appraisal, and that
site-specific information on proposed mitigation has not been taken into account. AECOM
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accepts the validity of the first point, since the Local Criteria assessment effectively captures
the data in BBC’s appraisal and does not provide any substantial new information beyond the
recommendation that mitigation is provided for some sites. It should be noted that the
information provided in the Local Criteria assessment does not contradict the BBC appraisal
and therefore the impact of the application of this criteria is considered to be neutral.
4.32 With regard to the second point, as highlighted in paragraph 4.27 the purpose of the AECOM
assessment is not to appraise individual proposals for development. The AECOM report was
prepared to provide an objective assessment of sites’ overall suitability for development which
can then be used to inform final site selection. Since masterplans or scheme layouts have the
potential to influence this assessment, any such information provided by landowners or
developers has not been reviewed. These proposals should form the basis of more detailed
discussions with GBPC and other relevant authorities.

Site allocations options
4.33 Section 7 of the DLP report looks at the options presented “Options/Site Selection” section of
the AECOM report (pp. 54-60) and argues that these options should consider the potential of
Site 532 to contribute to the neighbourhood area housing requirement. This argument is
predicated on the view that the Tier 3 rating given to Site 532 is unjustified. It is not considered
that any new evidence has been presented in the DLP report which would alter the conclusions
of the AECOM report or result in a change to the tier rating for this site.
4.34 It is important to note that while the AECOM report presents two potential site options - 1(a) and
1(b) – which comprise a mixture of Tier 1 and Tier 2 sites from the Local Criteria assessment,
these do not represent “preferred options” as suggested at paragraph 7.3 of the DLP report.
The two groups of sites are designed to give additional options to GBPC beyond the three
possible options provided by BBC, taking into account issues identified locally as important
considerations in the preparation of the NDP. As set out in the report, GBPC should not feel
limited to selecting one of the two AECOM options, and are advised to consult on these options
in addition to BBC’s three spatial options.

DLP review conclusions
4.35 The review of DLP’s concerns has not identified any new evidence which would support
changes to the conclusions reached in the AECOM report, or any changes to the methodology
employed in that report. It therefore provides the basis for the assessment of the new site
promoted to GBPC using the same methodology.
4.36 As noted above, the Key Factors assessment relies largely on information provided by BBC,
and it is not considered that inconsistencies in the LPA’s approach have adversely affected the
conclusions reached later in the AECOM report.
4.37 It is accepted that there are areas of the Local Criteria assessment where this secondary
assessment offers limited extra information to allow for refinement of site options, and also that
some heritage constraints were overlooked in the AECOM report, but these do not on balance
affect the overall tier rating given to each site. This in turn leads to the conclusion that the
decision to omit Site 532 from consideration as part of the potential site selection options was,
and remains, justified.
4.38 It is also accepted that the Local Criteria provided by GBPC is not an exhaustive list and it is
recommended that GBPC engage with landowners as part of the site selection process to
understand the mitigation and enhancement proposals put forward on each site and the
additional benefits each proposal could bring, such as green infrastructure and opportunities to
enhance and encourage sustainable travel.
4.39 It should also be stressed that neither the AECOM report nor this addendum allocate sites, nor
do they assess proposals for development on individual sites. Instead, they provide advice and
evidence such that GBPC can take informed decisions on site selection. Chapter 5 of the May
Prepared for: Great Barford Parish Council
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2019 report explicitly notes that allocation of sites in the NDP should also be informed by
consultation and engagement with the local community, BBC and landowners or site promoters,
which could yield further relevant information that a technical site assessment may be unable to
capture.

Prepared for: Great Barford Parish Council
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5. Site Assessment
5.1

The site to be considered through this site appraisal was promoted independently to GBPC
following the production of AECOM’s May 2019 report. The location of the new site is shown in
Figure 1. The site is comprised of two parcels which are separated from each other by a ditch
and hedgerow in alternative land ownership.

Figure 1: Location of site GB1
5.2

To ensure that all options were considered before sites were allocated in the Neighbourhood
Plan, the new site was appraised according to the same methodology adopted in the May 2019
report. Since the site has not been assessed by Bedford Borough Council through the SHELAA
2018, an initial appraisal of the physical, environmental and policy constraints was carried out
using the pro-forma at Appendix A.

Key Factors assessment
5.3

This appraisal was then used to inform a ‘Key Factors’ assessment which allows for direct
comparison between the new site and those previously assessed. The results of this
assessment are shown in Table 1.

Table 1: Key Factors assessment of site GB1
Key factor

Assessment

Capacity (dwellings)

30 (landowner proposal)

Density – dwellings per
hectare (dph)

20

Landscape sensitivity –
shallow valley / higher
ground

The site may impact on views of All Saints Church along High Street. Approximately
40% of the site has been designated as Village Open Space on the basis of
important views into and out of the village.

Prepared for: Great Barford Parish Council
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Key factor

Assessment

Flood risk

The site itself is low risk, although there is an elevated risk of flooding along the
High Street to the east of the site.

River and Brook –
impact from surface and
ground drainage from
site

The site itself is at low risk, although the field drains on the site boundary (and
which separate the two parcels) are at high risk of surface water flooding, as is the
High Street.

Conservation / heritage

The site is partly within Great Barford Conservation Area, and partly within an
Archaeological Interest Site. Potential adverse impact on the setting of All Saints
Church. Several listed buildings immediately north of the site on the opposite side of
High Street, although impact on these assets is considered minor due to their
aspect. Archaeological surveys/investigation are likely to be required.

Settlement character –
The site projects out into the countryside and does not relate well to the small-scale
influence on open views development to the south east. The western boundary of the larger parcel is
around and within village established and defensible, but there are no clear boundaries to the remainder of
the site.
Minerals – safeguarding

Site is entirely within a mineral safeguarding area and within 100m of a strategic
minerals site.

PRoW

Footpath runs inside the northern boundary of the larger parcel and runs outside
part of the boundary of the smaller parcel.

Walkability – how does
Moderately located to key services.
the site relate to access /
distance to key services?
Transport – how does
the site relate to access
to bus stops?

Favourably located.

Vehicle access

Existing access to larger parcel not suitable as left-hand visibility splay potentially
difficult to achieve due to bend in road. No established access to the smaller parcel,
which would need to be provided from alternative land ownership outside the site
boundary.

Type of housing site can
accommodate

Family housing for owner-occupiers, affordable rent and shared ownership
(proposed by landowner).

Infrastructure and
community assets – can
site provide new /
enhance existing?

None proposed. This can be discussed with the landowner/developer once sites
have been shortlisted.

Business units – can site If it can be demonstrated there is a need for business use, this site is potentially
accommodate?
suitable for business use or mixed-use development including residential, subject to
impact on local road network.
Leisure – can site
accommodate?

If it can be demonstrated there is a need for leisure use, this site is potentially
suitable for business use or mixed-use development including residential, subject to
impact on local road network.

Green / open space –
ease of access from
site?

Approximately 40% of the site is designated Village Open Space, and the village
green/riverside is approximately 300m from the site. The site is poorly located for
the children’s play area and other village recreation facilities.

Overall conclusion of
High-Level Review

Moderate impact on heritage assets. Potential access issues. No clear boundary for
development where the site projects into open countryside. Approximately 40% of
the site is designated as Village Open Space in the Local Plan and is not
considered suitable for development. Development of the remainder of the site is
considered to have a significant adverse impact on the open space designation.

5.4

The initial assessment of the key factors suggests there are a number of issues which would
need to be addressed before the site could be allocated for development in the Neighbourhood
Plan. Whilst it may be possible to resolve most of these concerns, the site is considered
unsuitable due to the constraints of Policy AD40 in the Allocations and Designations Local Plan
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2013. The policy review in Chapter 3 of this report indicates that the Village Open Space (VOS)
designation has been retained in the recently-adopted Local Plan, leaving the site subject to the
restrictions under Policy AD40, namely that development will only be permitted if it can be
demonstrated that the reasons for designation are not compromised, or that material
considerations outweigh the need to leave the open space undeveloped.
5.5

The Great Barford Village Open Spaces report1 which supports the Allocations and
Designations Local Plan shows that Site GB1 was designated as VOS under criterion C of
Policy AD40. This criterion applies where sites “provide a gap or break in the frontage which
contributes to the character of a settlement for example by providing a view into a village which
forms part of the village setting, or a view into open countryside establishing the relationship
between the form of the village and the countryside beyond”. Although the site is not entirely
within the designated open space, it is considered that development of the undesignated part of
the site would compromise the reasons for designation by restricting the views from the village
to the open countryside or vice versa.

Local Criteria assessment
5.6

Notwithstanding the concerns over site suitability and conformity with Local Plan policy
highlighted above, the site was assessed for its performance against the ‘local criteria’ specified
by GBPC. This allows the site to be compared on an equal footing with the 15 sites reviewed in
the May 2019 report. The results of this more refined assessment are presented in Table 2.

Table 2: Local Criteria assessment of site GB1
Local criteria

Comment

1. Visual impact on the
openness and long
views across gently
rising slopes of the
Renhold Clay Farmlands
(1E)

The site is within the Landscape Character Area 4A (Great Ouse Clay Valley).
BBC’s Landscape Sensitivity Study (2018) notes that the most significant visual
sensitivities in this character area are the views and settings of the historic assets
and the tranquil views across open water bodies and long the river corridors. They
recommend that tall structures and large-scale buildings should be avoided, the
open setting of Great Barford Bridge and All Saints Church Tower should be
maintained, and the settlement edge should be enhanced through for example
woodland planting.

2. Contour level
3. Impact on the setting
and views of the
Medieval Bridge and
Church Tower

The site is mostly flat, and there are long range views from the village towards the
west/north-west and the rising slopes of Character Area 1E. Development of the site
would have a significant impact on these views and on openness.
The site lies at around 22m, below the recommended contour level.
The church tower is visible from the footpath which crosses the site, as well as from
the site’s eastern boundary. Viewed from the north along High Street, the site forms
an open gateway to a group of buildings in the Conservation Area, including the
church and the Grade II listed former White Hart public house. Development of the
site, particularly along the eastern edge, is likely to have a significant adverse
impact on the setting of the church within this context.
The site is effectively screened by vegetation and existing development from the
medieval bridge, and it is not considered that development would have an adverse
impact on its setting when viewed from locations within the village.
Both the church tower and the bridge are visible from the surrounding countryside
to the west of the village, in a setting of open fields. Development of the site would
present a modern edge to the settlement which has the potential to adversely affect
this setting.

4. Scale and nature of
development
sympathetic to rural
setting
5. Views seen on
entering the village
1

No specific proposals have been made for the site but given its location partly within
the Conservation Area and its extension into open countryside with only partial
boundaries, it is considered to be particularly sensitive to change. Development is
at this location is likely to significantly alter the existing settlement pattern and the
setting of the village within the wider landscape.
Although the site is not visible when entering the village from most directions,
including when approaching from the southeast over the medieval bridge, it is

Available at: edrms.bedford.gov.uk/PlanningBrowse.aspx?id=qvj19Tcmxg4bMShWRGJ9cw%3d%3d
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Local criteria

Comment
exposed to views from Bedford Road, which enters the village from the southwest.
There is little screening along this road, which descends as it nears the village, and
development on the site would therefore be visible from some distance on the
approach to Great Barford.

6. Heritage impacts

7. Traffic routes

8. Flood Risk

Other

Capacity (dwellings)
Conclusion

The site is partly within the Conservation Area and does not benefit from any
existing screening to mitigate the potential visual impact of development. There is a
Grade II listed building directly opposite the site, although this is effectively
screened by existing vegetation and the front of the building is oriented away from
the site itself. Development is likely to have an adverse impact on other listed
buildings in the Conservation Area, including the Grade II* listed All Saints Church
and the Grade II listed former White Hart public house, when viewed from within the
Conservation Area, and is likely to affect the setting of the Conservation Area when
viewed from further afield.
The site is also partly within an Archaeological Interest Site. Surveys and/or
investigation are likely to be required before any development commences. Any
such requirements would need to be discussed with BBC.
The larger parcel is accessed directly from High Street, with limited options to
establish alternative access. GBPC has highlighted concerns over traffic volumes
on High Street as well as possible safety concerns due to the sharp bend in the
road immediately north of the site entrance which restricts visibility.
Traffic generated from the site may also affect the narrow Barford Bridge to the
south, which is restricted to single-lane operation by a traffic signal and has no
potential for widening due to its status as a scheduled ancient monument.
The site is within Flood Zone 1, and there is a low risk of surface water flooding.
However, there is a high risk of flooding from the field drains running along the
boundary, including between the two parcels, and High Street is within Flood Zone
2 and at high risk of surface water flooding. There is a low risk of surface water
flooding. It is likely that any development would require appropriate flood mitigation
to address these risks.
As noted in the Key Factors assessment, the part of the site closest to the village
has been designated Village Open Space due to its contribution to the setting of the
village and since it presents a gap in the built form which opens the village up to
long-range views. It is likely that any development of the site, including the parts
outside the designated area, would conflict Policy AD40 of the Allocations and
Designations Local Plan.
30 (landowner proposal)
The site performs poorly against the local criteria, particularly those related to
landscape, local character and heritage.
Development is likely to have an impact on the local road network, and
access/safety concerns would need to be addressed before the site could be
developed. The risk of flooding, which may affect access to the site, would also
require mitigation.
The impact of development on the landscape is considered to be significant due to
the long-range views across the site towards the rising slopes of Character Area 1E
and the potential to alter the relationship of the village with the surrounding
countryside. Development at this location is likely to compromise the open setting of
Great Barford Bridge and the tower of All Saints Church, and to change the
character of the Conservation Area.

Overall tier rating of site
to meet local criteria

3

Site assessment summary
5.7

Both the Key Factors assessment and the Local Criteria assessment of Site GB1 indicate that
the site is considered unsuitable for allocation in the NDP due to a number of constraints
related to potential landscape, heritage, highways and environmental impacts. While it is
possible that many of these constraints could be overcome through sensitive design and
effective consultation with bodies including the Local Planning Authority and statutory agencies,
it is unlikely that the constraints imposed on the site through its designation as VOS could
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easily be overcome. This is particularly the case since the designation rests on the site’s role in
providing inter-visibility between Great Barford and the surrounding countryside.
5.8

Should the VOS designation be removed, the site could become suitable for development
subject to mitigation of the other issues identified through this assessment, but since the Local
Plan has recently been adopted and the designation has been retained, this is unlikely to be the
case while the Local Plan remains in force. The May 2019 report prepared by AECOM
presented a range of site options which are more appropriate for allocation in the NDP, and
which would allow GBPC to meet the housing requirement set by BBC. It is therefore
recommended that these options are fully explored before Site GB1 is considered for allocation.

Figure 2: View east to Conservation Area and All
Saints church across main parcel

Figure 4: View southwest across western side of
smaller parcel

Figure 3: Access from High Street looking
northwest

Figure 5: View of drain along boundary of main
parcel looking northeast
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6. Conclusions
6.1

GBPC have asked AECOM to undertake an assessment of a new site (GB1) which has
become available for possible allocation in the emerging NDP. The site was assessed against a
range of environmental, physical and policy criteria, with a further focused assessment that was
carried out using eight ‘local criteria’ proposed by GBPC, allowing for a relative comparison with
the 15 sites previously assessed by AECOM.

6.2

The assessment has concluded that Site GB1 is not considered suitable for development due
to the designation of part of the site as Village Open Space in Bedford Borough Council’s
adopted development plan. This is a significant policy constraint which is unlikely to be
overcome while the designation remains in place. It is therefore recommended that GBPC
explore alternative site options before Site GB1 is considered for allocation.

6.3

The addendum concludes that the conclusions of the May 2019 AECOM Site Assessment and
Options report have not been materially affected by changes to local planning policy as the
result of the adoption of a new Local Plan by BBC. It also responds to representations received
from agents acting on behalf of the owners of sites previously assessed by AECOM and
concludes these representations do not form the basis for an update to the May 2019 report.

Next Steps
6.4

GBPC are advised to use this addendum together with the May 2019 AECOM Site Assessment
and Options report as the basis for consultation with the community over preferred options to
meet the housing requirement.

6.5

The options should also be discussed with BBC and with landowners and site promoters to
understand how development on individual sites could help the Parish Council fulfil the
emerging objectives of the Great Barford NDP.

6.6

The site selection process should be based on the following:
•
•
•
•
•
•

The findings of the May 2019 AECOM report and this addendum;
Discussions with the planning authority;
The extent to which the sites support the vision and objectives for the NDP;
Whether the number of homes to be allocated is proportionate in terms of need and is wellrelated to the existing settlement and infrastructure;
The potential for the sites to meet identified infrastructure needs of the community; and
Neighbourhood Plan conformity with strategic Local Plan policy.

Viability
6.7

The Parish Council should be able to demonstrate that sites are viable for development, i.e.
that they are financially profitable for the developer. It is recommended that the Parish Council
discusses site viability with BBC. It is suggested that any landowner or developer promoting a
site for development should be contacted to request evidence of viability, e.g. a site financial
viability appraisal.
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Appendix A Individual Site
Assessments
Site Details
Topic

Details

Site Reference / Name

GB1 / Land to the South West Side of High
Street

Site Address / Location

Land to the South West Side of High
Street, Great Barford, Bedfordshire, MK44
3JJ

Gross Site Area (Hectares)

1.63

SHLAA/SHELAA Reference (if applicable)

N/A

SHLAA/SHELAA Conclusions (if applicable)

N/A

Existing land use

Agricultural land

Land use being considered, if known

Residential

Development Capacity (Proposed by
Landowner or SHLAA/HELAA)

30

Site identification method / source

Proposed by new landowner for inclusion
in Neighbourhood Plan

Planning history
(Live or previous planning
applications/decisions)

Prepared for: Great Barford Parish Council
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Neighbouring uses

Largely surrounded by agricultural fields,
with some residential adjacent to south
east corner and to north east across High
Street.

Assessment of Suitability
Environmental Constraints
Indicator of Suitability

Assessment

Site is predominantly, or wholly, within or
adjacent to the following statutory
environmental designations:
Yes / No / partly or adjacent

No

•
Ancient Woodland
•
Area of Outstanding Natural
Beauty (AONB)
•
Biosphere Reserve
•
Local Nature Reserve (LNR)
•
National Nature Reserve
(NNR)
•
National Park
•
Ramsar Site
•
Site of Special Scientific
Interest (SSSI)*
•
Special Area of
Conservation (SAC)
•
Special Protection Area
(SPA)
Does the site fall within a SSSI Impact Risk
Zone and would the proposed
use/development trigger the requirement
to consult Natural England?
Site is predominantly, or wholly, within or
adjacent to the following non statutory
environmental designations:
Yes / No / partly or adjacent / Unknown
•
Green Infrastructure
Corridor
•
Local Wildlife Site (LWS)
•
Public Open Space
•
Site of Importance for
Nature Conservation (SINC)
Prepared for: Great Barford Parish Council

No

Partly within Public Open Space.
Approximately 40% of the site adjacent to
High Street is designated as Village Open
Space (VOS) in the adopted Allocations
and Designations Local Plan (2013).
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•
Nature Improvement Area
•
Regionally Important
Geological Site
•
Other

Site is predominantly, or wholly, within
Flood Zones 2 or 3?
Flood Zone 1: Low Risk
Flood Zone 2: Medium Risk
Flood Zone 3 (less or more vulnerable site
use): Medium Risk
Flood Zone 3 (highly vulnerable site use):
High Risk

Low risk. The site is within Flood Zone 1
although the High Street to the east of the
site is within Flood Zone 2.

Site is at risk of surface water flooding?
Less than 15% of the site is
affected by medium or high risk of
surface water flooding – Low Risk
>15% of the site is affected
by medium or high risk of surface
water flooding – Medium Risk

Low risk. There is a 0.1%-1% risk of
flooding on the north-eastern edge of the
site, and along the High Street adjacent to
the site boundary.

Is the land classified as the best and most
versatile agricultural land (Grades 1, 2 or
3a)?
Yes / No / Unknown

Yes. Entire site is Grade 1.

Site contains habitats with the potential to
support priority species?
Does the site contain local wildlife-rich
habitats?
Is the site part of:
•
UK BAP Priority Habitat;
•
a wider ecological network
(including the hierarchy of
international, national and locally
designated sites of importance for
biodiversity);
•
wildlife corridors (and
stepping stones that connect
them); and/or
•
an area identified by
national and local partnerships for
habitat management,

Yes. Priority habitat for lapwing, corn
bunting, turtle dove and arable
assemblage birds (farmland and grassland)
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enhancement, restoration or
creation?
Yes / No / Unknown
Site is predominantly, or wholly, within or
adjacent to an Air Quality Management
Area (AQMA)
Yes / No / Unknown

No

Physical Constraints
Indicator of Suitability

Assessment

Is the site:
Flat or relatively flat
Gently sloping or uneven
Steeply sloping

Is there existing vehicle access to the
site, or potential to create suitable
access?
Yes / No / Unknown

Is there existing pedestrian/cycle access
to the site, or potential to create suitable
access?
Pedestrian?
Yes / No / Unknown
Cycle?
Yes / No / Unknown

Are there any Public Rights of Way
(PRoW) crossing the site?
Yes / No / Unknown

Are there any known Tree Preservation
Orders on the site?

Flat
Yes. The larger parcel is adjacent to local
road network although existing access is
adjacent to a sharp bend in the road to the
north and visibility may present an issue.
Access design should be discussed with
the highways authority.
There is no existing or proposed access to
the smaller parcel. This would need to be
provided via land which is outside the
proposed site boundary and is in alternative
ownership.
Yes. There is a pavement directly adjacent
to the site along High Street, and a public
footpath entering the north east corner of
the site.
Yes. Cycle access would be along the
existing road network – NCR12 runs along
High Street and is on-road at Great Barford.
Yes. There is a public footpath which enters
the site in the north east and runs inside the
boundary of the larger parcel before turning
towards the northwest and running outside
the boundary of the smaller parcel.
No

Yes / No / Unknown
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Assessment

Indicator of Suitability
Are there veteran/ancient or other
significant trees within or adjacent to the
site? Are they owned by third parties?
Significant trees?
Yes, within / Yes, adjacent / No / Unknown

Potentially veteran or ancient trees
present?

2 mature trees within the site along the
boundary of the larger parcel.

Yes, within / Yes, adjacent / No / Unknown

Owned by third parties?
Yes / No / Unknown

Is the site likely to be affected by ground
contamination?
Yes / No / Unknown

Is there any utilities infrastructure
crossing the site i.e. power lines/pipe
lines, or is the site in close proximity to
hazardous installations?

Unknown, but site appears to be used for
grazing and is unlikely to be contaminated.
Yes. Power lines in eastern corner of site,
and telegraph pole outside eastern
boundary.

Yes / No / Unknown

Would development of the site result in a
loss of social, amenity or community
value?

Yes. Development may affect the public
right of way which crosses the site.

Yes / No / Unknown

Accessibility
What is the distance to the
following facilities
(measured from the edge
of the site)?
Town / local centre / shop

Bus /Tram Stop

Prepared for: Great Barford Parish Council

Distance
(metres)

Comments

400-1200m

A range of shops and
services are available on
the High Street and
Bedford Road,
approximately 650m-800m
from the site.

<400m

There is a bus stop approx.
130m from the site with
services to Bedford every
1-2 hours (MondaySaturday)
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Train station

>1200m

The closest station is
Sandy, approximately 6km
from the site, with regular
services to London Kings
Cross and Peterborough.

400-1200m

Great Barford Primary
Academy is approximately
600m from the site via the
existing street network,
although a shorter route is
available using a Public
Right of Way

Secondary School

>3900m

The closest secondary
schools are in Sandy
(approx. 5km) and Bedford
(approx. 8.5km)

Open Space / recreation
facilities

<400m

The village green is
approximately 300m from
the site. Great Barford
Playing Fields are
approximately 1300m from
the site.

Cycle Route

<400m

NCR12 runs adjacent to the
site and is on-road at Great
Barford. A traffic-free route
(NCR51) linking Bedford
and Sandy is approx.
1500m from the site.

Primary School
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Landscape and Visual Constraints
Indicator of Suitability

Is the site low, medium or high sensitivity
in terms of landscape?
1. Low sensitivity: the site has few or no
valued features, and/or valued features
that are less susceptible to development
and can accommodate change.
2. Medium sensitivity: the site has many
valued features, and/or valued features
that are susceptible to development but
could potentially accommodate some
change with appropriate mitigation.
3. High sensitivity: the site has highly
valued features, and/or valued features
that are highly susceptible to
development. The site can accommodate
minimal change.

Assessment

High sensitivity. The site is undeveloped,
and the houses on the opposite side of
High Street present a clear edge to the
settlement. Although the site itself does not
contain any distinctive features, being
largely flat, its value lies in providing longrange views from the west/south-west to
the Great Barford Conservation Area, as
well as into the open countryside from the
village. It is considered that little change
can be accommodated without adverse
impacts on the landscape and on the
setting of the village.

Is the site low, medium or high sensitivity
in terms of visual amenity?
4. Low sensitivity: the site is visually
enclosed and has low intervisibility with
the surrounding landscape, and/or it
would not adversely impact any identified
views.
5. Medium sensitivity: the site is
somewhat enclosed and has some
intervisibility with the surrounding
landscape, and/or it may adversely
impact any identified views.
6. High sensitivity: the site is visually
open and has high intervisibility with the
surrounding landscape, and/or it would
adversely impact any recognised views.

Prepared for: Great Barford Parish Council

High sensitivity. The site is highly visible
from the surrounding landscape, and
around 40% of the site has been
designated as VOS in the Local Plan due to
its contribution to the character of the
settlement. It provides views out into the
open countryside from the Conservation
Area and forms an important part of the
setting of the Great Barford when viewed
from Bedford Road and public footpaths to
the southwest of the village.
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Heritage Constraints
Indicator of Suitability

Assessment

Would the development of the site cause
harm to a designated heritage asset or its
setting?
Directly impact and/or mitigation not
possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement
for mitigation

Some impact. The site is partially within a
Conservation Area, and development is
likely to have an adverse impact on the view
south along High Street towards Grade II*
listed All Saints Church and Grade II listed
former White Hart Public House. There are
several Grade II listed buildings along High
Street north of the site, but their setting is
unlikely to be affected by development of
the site due to existing screening and their
location around the bend in the road.

Would the development of the site cause
harm to a non-designated heritage asset
or its setting?
Directly impact and/or mitigation not
possible
Some impact, and/or mitigation possible
Limited or no impact or no requirement
for mitigation

Some impact, and/or mitigation possible.
There is a 20th century lion’s head standpipe
outside 104 High Street, approximately
20m from the southeast corner of the site.
Approximately 50% of the site is within an
Archaeological Interest Site and surveys
and/or investigation are likely to be
required.

Planning Policy Constraints
Indicator of Suitability

Assessment

Is the site in the Green Belt?
Yes / No / Unknown

No

Is the site allocated for a particular use
(e.g. housing / employment) or
designated as open space in the
adopted and / or emerging Local Plan?
Yes / No / Unknown

Yes – approximately 40% designated as
Village Open Space.
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Indicator of Suitability

Assessment

Are there any other relevant planning
policies relating to the site?

• AD40 – Village Open Spaces and Views
(Allocations and Designations Local Plan
2013)
• 4S – Amount and Distribution of Housing
Development (Local Plan 2030)
• 5S – Development in Villages with a
Settlement Policy Area (Local Plan 2030)
• 7S – Development in the Countryside
(Local Plan 2030)

Is the site:
Greenfield
A mix of greenfield and previously
developed land
Previously developed land?

Greenfield

Is the site within, adjacent to or outside
the existing built up area?
Within the existing built up area (infill)?
Adjacent to and connected to the existing
built up area?
Outside and not connected to the existing
built up area?

Is the site within, adjacent to or outside
the existing settlement boundary (if
one exists)?
Within the existing settlement boundary?
Adjacent to and connected to the existing
settlement boundary?
Outside and not connected to the existing
settlement boundary?

Would development of the site result
in neighbouring settlements merging
into one another?

Adjacent to and connected to the existing built
up area.

Adjacent to and connected to the existing
settlement boundary.

No

Yes / No / Unknown

Is the size of the site large enough to
significantly change the size and
character of the existing settlement?

No

Yes / No / Unknown
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Assessment of Availability
Indicator of Availability

Assessment

Is the site available for development?
Yes / No / Unknown.

Yes
The site has been promoted by the landowner
for inclusion in the Neighbourhood Plan.

Are there any known legal or
ownership problems such as
unresolved multiple ownerships,
ransom strips, tenancies, or
operational requirements of
landowners?
Yes / No / Unknown.

Unknown. The site is promoted by a single
landowner, but access to the smaller parcel
may be across a ransom strip in alternative
ownership.

Is there a known time frame for
availability?
Available now / 0-5 years / 6-10 years /
11-15 years.

Available now.

Viability
Indicators of Viability

Assessment

Is the site subject to any abnormal
costs that could affect viability, such
as demolition, land remediation or
relocating utilities?
Yes / No / Unknown.
What evidence is available to support
this judgement?

Unknown – there may be costs associated
with relocation of the electricity/transformer
pole in the eastern corner of the site, but there
are no existing structures on the site, and it is
unlikely that land remediation would be
required.
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Conclusions
•

Assessment

• What is the expected
development capacity of the
site?

•

30 dwellings (20 dph)

• What is the likely timeframe
for development?
• (0-5 / 6-10 / 11-15 / 15+
years)

• 0-5 (based on immediate availability and expected
capacity)

•

•

Conclusions

Other key information

• Overall rating
(Red/Amber/Green)
• The site is suitable and
available
• The site is potentially
suitable, and available.
• The site is not currently
suitable, and available.
• Are there any known viability
issues? Yes / No
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N/A

•

The site is available but is not currently suitable.
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•

Conclusions

• Summary of justification for
rating

Prepared for: Great Barford Parish Council

•

Assessment

• The site is available;
• It is well-connected to the existing settlement, and
moderately well-connected to local facilities and
services with reasonable transport links to nearby
towns;
• The site may require mitigation of flood risk along
the site boundary, including along the principal access
route;
• The entire is site is Grade 1 agricultural land;
• Development of the site is likely to have an
adverse impact on heritage assets within the Great
Barford Conservation Area, including the Grade II*
listed All Saints Church;
• Development has the potential to alter the existing
settlement character and compromise long-range
views into and out of the village;
• Approximately 40% of the site is within the Great
Barford Conservation Area and is designated as
Village Open Space (VOS) in the Local Plan.
Development on the site would compromise the
reason for VOS designation (provision of a gap in the
frontage contributing to the character of the village
and views to/from the surrounding landscape) and is
unlikely to be permitted by Bedford Borough Council.
• The site is therefore considered unsuitable.
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