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1.

INTRODUCTION

1.1

Central Bedfordshire Council has recently published its draft Local Plan (2015 – 2035)
together with the accompanying evidence base for a public consultation under Regulation 18
of the Town & Country Planning (Local Planning) (England) Regulations (2012).

1.2

These representations are made on behalf of Willis Dawson Ltd to this consultation process
with specific reference to an area of land lying to the west of the village of Harlington between
the railway line and the A5120. This is referenced in the “Call For Sites” as Site NLP381.
The site lies wholly to the west of the existing railway line and forms part of a wider landscape
parcel referred to in the supporting evidence of the Local Plan as H3 in the Green Belt study
commissioned by the Council from Land Use Consultants. It also falls within the much wider
“Area A” of the Borough Council area as identified in the various Growth Options Papers lying
predominantly in the southern part of the Council area. Overall the site extends for about 93
hectares in total. It is currently located within the Green Belt and therefore “exceptional
circumstances” needs to be shown in order for it to be considered for development purposes
in the emerging Local Plan. However, it should be noted that unlike many other sites within
Area A this site does not lie within the Area of Outstanding Natural Beauty which covers a
significant part of the southern part of the Borough, particularly around Luton/Dunstable, but
also around the south and east side of the village of Harlington.
APPENDIX 1 – SITE PLAN

1.3

These representations are based on an examination of the Technical Studies produced by the
Council in support of the draft Local Plan as well as the contents of the Plan (including the
policies).

As such these representations will focus on some of the more important

conclusions set out in the Technical Studies and the way in which these are translated into
policies and text within the draft Local Plan. Particular emphasis will be placed on the Green
Belt Study together with the Settlement Capacity : Initial Study (July 2017) and the Site
Assessment Technical Document and accompanying Appendices (A-E).

Ref: HD/WD/01/MED

Date: August 2017

1|Page

Willis Dawson Ltd
Representations on land West of Harlington

2.

OVERALL POPULATION AND HOUSING NEED CALCULATIONS

2.1

As the land being promoted is primarily for housing with associated support uses this section
of Willis Dawson’s representations focuses on the overall assessment of housing need for the
whole Council area followed by a critique of the distributional aspects of the draft Spatial
Strategy and comments on the degree to which this Strategy is capable of delivering an
overall boost to housing production in the area in a manner which is in accordance with the
advice contained in the Government’s recent White Paper “Fixing the Broken Housing
Market” (February 2017). Details of criticisms relating to the Assessing of Housing Need in
the Local Plan have already been set out for Willis Dawson in their representations of land at
Eaton Bray. However, for the sake of completeness and to ensure that these representations
are also deemed to be made in respect of this site, these criticisms are repeated in this
objection.
Objectively Assessed Housing Need

2.2

It is particularly important to assess the suitability of the Housing Background Papers
(particularly including the Strategic Housing Market Assessment (SHMA) in the context of the
National situation and advice set out in both the NPPF and the NPPG. It needs to be borne in
mind that the White Paper sought to resolve the current housing crisis by devising methods to
increase housing output and by shortening plan preparation periods. A part of both objectives
was to standardize housing need projections and a guidance paper on how to do this is
expected in the latter part of this year. Thus, whilst the Council has the unenviable task of
preparing its plan before the guidance is issued for consultation, these overall objectives must
be borne in mind and contrivances which actively seek to reduce housing need should be
viewed with some scepticism.

2.3

As part of the preparation of the draft Plan CBC published its draft SHMA update in July 2017
entitled “Initial Strategic Housing Market Assessment for Central Bedfordshire and Luton”.
This takes account of the most recent 2014 based household projections.

2.4

It notes that Objectively Assessed Needs (OAN) for England amounts to a figure of 229,500
dwellings per annum and that this compares with an annual requirement of 245,000 dwellings
based on the Barker Review (2002).

2.5

However, the Select Committee on Economic Affairs of the House of Lords in its report
“Building More Homes (July 2016) identified a need for 300,000 dwellings per annum across
the United Kingdom. Given that in 2016 83.5% of households in the UK were resident in
England, this would equate to a requirement for about 250,500 dwellings per annum in
England alone.
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2.6

Therefore by any comparative measure, the method used to assess the OAN in the SHMA is
circa 2-5% below that identified by reports commissioned by the Government. This
demonstrates that the resultant OAN must be treated as an absolute minimum.

2.7

However, the methodology employed to assess the OAN for England within the SHMA is not
consistent with that employed for Central Bedfordshire. As discussed below, the SHMA
makes unjustified amendments to the Mid-Year Estimates in Central Bedfordshire which
depresses the resultant OAN by up to 8,000 dwellings. No such adjustments are made for
England. The result is that the figure of 239,500 dwellings per annum for England (which is
itself lower than the OAN recommended by Government) would be substantially lower if the
methodology employed for Central Bedfordshire was employed in calculating the national
figures.

2.8

As a consequence the methodology employed for Central Bedfordshire (if applied across the
whole of England) would result in a substantially lower figure nationally than is set out above
(250,500 dwellings). Looked at another way the Central Beds methodology results in this
area contributing a lower proportion of the national total than would otherwise be the case.
Demographic Adjustments for Central Bedfordshire

2.9

The SHMA identifies that the 2014 based ONS Household Projections indicate that there will
be an additional 57,536 households across Luton and Central Bedfordshire between 2015
and 2035, of which 34,587 are within Central Bedfordshire. The NPPG (2a-015) identifies that
this should form the starting point for any OAN calculations.

2.10

The SHMA correctly acknowledges that these projections can be adjusted to reflect factors
affecting local demography as described in the NPPG (2a-015). The NPPG provides some
examples of where such adjustment may be required, and in each instance, concludes that it
is necessary to uplift from the household projections. This aligns with the NPPF (paragraph
47) which seeks to significantly boost the supply of housing to address the national housing
crisis.

2.11

The SHMA seeks to amend the population growth in Central Bedfordshire by making an
adjustment for Attributable Population Change (UPC). In order to justify this it is interesting to
note that the SHMA identifies in paragraph 2.24 that the Census data is accurate and robust
contrary to the arguments presented for Luton (see below).

2.12

The issue of UPC has been concluded upon by a number of Local Plan Inspectors in recent
years and has been dismissed by the Sefton, Birmingham, Eastleigh and Mendip Local Plan
Inspectors. This is consistent with the advice and methodology of the ONS which states that
an allowance for UPC is unnecessary.
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2.13

However, the SHMA identifies in paragraph 2.30 that there is specific evidence that the MidYear Estimates over-estimate the population increase in Central Bedfordshire. This consists
of the GP Register, the School Census and pension records.

2.14

The discrepancy in the GP Register is not unique to Central Bedfordshire. Indeed, across the
whole of England there are significantly more people registered with GPs than are actually
resident. This is down to the fact that GP registers contain individuals who have either died, or
who have moved to other locations (including overseas) but do not de-register from their GP
practice; the register also contains temporary residents. This is acknowledged by the SHMA
Refresh but despite this the document continues to afford very significant weight to this
dataset regardless of its acknowledged shortfalls. Indeed, it is widely acknowledged that GP
registrations provide a useful triangulation point but that they should not be relied upon in
preference to the official population estimates.

2.15

The same is true of school census data.

2.16

The reason for the discrepancy between the resident population over 65 and the number of
state pension claimants, is that not all people will be eligible to claim. Indeed, across England
there are far more people aged 65 or over than there are state pension claimants.

2.17

Therefore, there are valid reasons for the discrepancies between the administrative data sets
and the Mid-Year Estimates which are inherent with the methodologies of the respective
administrative datasets. The evidence provided in the SHMA in no way undermines the
robustness of the ONS Mid-Year Estimates for Central Bedfordshire.
Demographic Adjustments for Luton

2.18

In paragraphs 2.13 and 2.14 of the SHMA, it is suggested that the 2001 Census significantly
under-estimated the existing population of Luton Borough. It goes on to suggest that if this is
adjusted upwards then the rate of growth in Luton is actually lower than ONS predict.. The
Census is the most comprehensive and robust data source available and so there would need
to be very strong evidence to dismiss this. However, the evidence in Luton is very partial and
is not robust for the following reasons.

2.19

The SHMA refers back to the SHMA Refresh, (June 2014) which identified that in 2001 there
were a significantly greater number of people registered with GPs in Luton Borough (198,800)
than were living in the Luton Borough according to the Census (183,300). Again this
discrepancy is not unique to Luton; across the whole of England there are significantly more
people registered with GPs than are actually resident for the reasons which have already
been identified in Paragraph 2.14 above. This is acknowledged by the SHMA Refresh but
despite this, the document continues to afford very significant weight to this dataset
regardless of its acknowledged shortfalls. Indeed, it is widely acknowledged that GP

Ref: HD/WD/01/MED

Date: August 2017

4|Page

Willis Dawson Ltd
Representations on land West of Harlington

registrations provide a useful triangulation point but that they should not be relied upon in
preference to the official population estimates.
2.20

The SHMA Refresh also relies upon the work of Mayhew Harper Associates (MHA) which
identified the population in 1991 and 2011. In both of these years, the work of MHA broadly
supported the population identified by the current Mid-Year Estimates and the Census’s.
However, the SHMA Refresh suggests that if a linear line is drawn between the MHA figures
this would indicate that the population in 2001 was circa 189,000. This is methodologically
flawed, as this assumes that the population changes in a linear fashion contrary to all the
evidence (see Figures 4, 5, 6, 7 etc of the SHMA). Indeed, the Mid-Year Population Estimates
show (in Figure 7) that the population actually declined from 2001 to 2003 before increasing.

2.21

The reason the population at 2001 is critical to future demographic growth, is that it is relevant
to the trends which are perpetuated in any household projection. Increasing the baseline
population, as the SHMA has done for Luton, has the effect of decreasing the population
growth rate, which then persists in future projections.
Demographic Adjustments Summary

2.22

Based on the unjustified (and inconsistent) dismissal of data provided by the ONS which is
identified within the NPPG as providing the starting point for the OAN, the SHMA identifies
alternative demographic trends. These contrived trends are used as the basis for assessing
migration trends.

2.23

The SHMA then proceeds to adopt 10 year migration trends rather than the 5 year trends
utilised in the national household projections. Such an approach is said to prevent any trends
being unduly biased by short-lived fluctuations. However, in order to do this, the SHMA relies
upon the contrived and unjustified adjustment to previous trends (described above) which
undermines the robustness of any such projection.

2.24

Furthermore, the trends in Central Bedfordshire do not appear to be short-lived fluctuations,
but rather a consistent increase in the number of net in-migration flows following the
recession (see Figure 13). There is no evidence that these trends will cease and they should
not be assumed to do so within the SHMA.

2.25

Central Bedfordshire Council have until very recently accepted that there was a record of
persistent under-delivery of housing (see the January 2017 Five Year Housing Land Supply
Statement) and so the increased levels of migration must be expected to continue to increase
when the Council delivers the appropriate number of homes to meet this need.

2.26

The application of a 10 year migration trend to contrived population figures, results in a
significant reduction to the number of households expected to arise in both Central
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Bedfordshire (from 34,587 to 27,738) and in Luton (from 22,948 to 16,651) as compared with
the ONS projections.
2.27

The Local Plans Expert Group which was set up by the Government and which reported to
the Minister for Housing & Planning in March 2016 recommended an approach to
Government which identified that both 10 year trends and the national household projections
should be tested with the higher of these should be used for planning purposes. Whilst this
report will inform the standardised methodology (expected September 2017) and so cannot in
itself be afforded significant weight at this stage, it does provide the up to date guidance
issued by a range of experts in the field.

2.28

In summary, the SHMA has artificially manipulated the robust population estimates provided
by the ONS and supported by the NPPG, without any justification which stands up to any
scrutiny, to produce lower population growth trends. It has then used these reduced migration
trends to inform future trends. In order to do this it has adopted 10 year migration trends,
which ignores the increasing level of in-migration which has occurred over the previous 5
years during a period of under-delivery of housing; it has done this without any justification
contrary to expert guidance. The total net effect of these assumptions is to reduce the
national projections by 23% across the HMA. This constraint to projected levels of need runs
counter to the NPPF which seeks to provide a significant boost to housing supply as referred
to above.

2.29

Without these unjustified adjustments, the starting point for the OAN for Central Bedfordshire
should remain at 34,587 households.
OAN Recommendations

2.30

It is submitted that prior to a Regulation 19 Pre-Submission Consultation on the emerging
Local Plan that the authority reconsider the evidence base that sits behind their OAN by
reviewing the SHMA to take account of the following factors;
1) That robust national data sets (the Census, Mid-Year Population Estimates and
Household Projections) should be afforded due weight in accordance with good plan
making practice and the advice of Inspector’s examining Local Plans.
2) On publication of the Government’s standardised methodology for the calculation of
OAN, anticipated in the autumn of 2017, that Central Bedfordshire review the OAN
evidence published alongside the Regulation 18 consultation in order to be compliant
with national planning policy guidance. It is considered that such a review will result in
an increase in OAN as the starting point for the consideration of the overall housing
requirement in the emerging Local Plan.
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Affordable Housing Needs
2.31

In paragraph 3.110, the SHMA states:
“The model adopts a neutral position in relation to this housing
benefit support, insofar as it assumes that the number of claimants
in receipt of housing benefit in the private rented sector will remain
constant. The model does not count any dwellings in the private
rented sector as affordable housing supply; however, it does
assume that housing benefit will continue to help some households
to afford their housing costs, and as a consequence these
households will not need affordable housing.”

2.32

This approach therefore discounts many households in affordable need on the basis that they
can access accommodation in the private rental sector with the support of benefits. The fact
that such households receive housing benefits necessarily means that they are in affordable
need and so these households should not be discounted. This issue was debated at length at
the examination of the Gloucester, Cheltenham and Tewkesbury Joint Core Strategy, and
Inspector Ord concluded in her Interim Findings that:
“The aspect of the affordable housing need assessment, about
which I have reservations, is the treatment of single person
households under the age of 35 years who can afford a room within
shared private rented accommodation but cannot afford a one
bedroomed flat. The question in relation to these households is
whether they are in need of affordable housing.
The JCS team’s SHMA Note 12 states that the affordable housing
need figure, calculated in line with the PPG, is 638 units per year.
This is on the basis of single person households under 35 years
being accommodated in one bedroomed self-contained housing.
Nonetheless, because the benefits system only provides assistance
for single person households under 35 years to be housed in
shared accommodation, the SHMA calculation excludes them from
affordable housing need. This reduces the annual figure by 218 to
420 units.
There is no basis in the NPPF or PPG for reducing affordable
housing need on the basis of the workings of the benefits system.
Consequently, in my judgement, the affordable housing need figure
should stand at 638 units per annum.”

2.33

The removal of these households in affordable need from the total number in affordable need,
serves to under-estimate the affordable needs which has implications for the sufficiency of the
OAN and housing requirement.
Affordable Housing Need Recommendations

2.34

It is submitted that the SHMA methodology should accurately reflect all those in affordable
housing need in order to ensure that the resulting Objectively Assessed Housing Requirement
figure takes full account of the affordable needs arising in the Luton and Central Bedfordshire
HMA.
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Economic Growth
2.35

The SHMA identifies that Luton is proposing to deliver 18,000 jobs over the period 2011-31,
or an average of 900 per annum. It also identifies that in the period 2011-14 some 9,900 jobs
were actually delivered or 3,300 per annum. This demonstrates that the projections which
were used in support of the Luton Local Plan were not robust and significantly underestimated the job growth and therefore the number of dwellings required to support the
workforce.

2.36

The NPPG (2a-032) identifies that delivery of employment historically should form one of the
components to assess the future delivery of jobs (and employment land). Therefore, to accord
with national guidance the delivery of 3.7 times more jobs than projected in Luton Borough
would need to be taken into account in current economic projections to inform the Luton Local
Plan. This issue will need to be addressed through the remainder of the Luton Local Plan
examination. However, it is likely that this will either result in a significant uplift to the OAN for
Luton or will necessitate an immediate review of the Luton Local Plan. Both of these matters
are likely to increase the unmet needs to be addressed within Central Bedfordshire.

2.37

The SHMA also identifies that the Luton Local Plan is being informed by EEFM forecasts and
that the Central Bedfordshire Local Plan is being informed by Experian forecasts. This means
that the OAN is not being consistently assessed across the HMA.

2.38

The CBLP 1 states that it is planning for the delivery of 24,000 to 30,000 new jobs in the plan
period however paragraph 13.1.13 of the draft plan also states that,
‘Whilst the ELR identifies a minimum of 23,900 net new jobs up to
2035, wider economic conditions and historical performance
indicates jobs growth could exceed this target.’

2.39

The draft plan therefore clearly states that there is uncertainty over the higher end of the
range of jobs that should be planned for over the period up until 2035.

2.40

It is submitted that in order to be positively prepared, and therefore be NPPF compliant, that
the highest end of the range should be the target for job growth; his figure should be fed into
all housing requirement calculations in order that the aspiration of the Council to deliver
substantial economic growth over the plan period, is not curtailed by an associated under
delivery of housing.
Workforce

2.41

The SHMA assumes that the current levels of unemployment are maintained. Unemployment
rates nationally are currently at the lowest rate experienced since the summer of 1975
(source: Labour Market Statistics time-series dataset). Therefore, in all probability by the end

1

http://www.centralbedfordshire.gov.uk/Images/draft-local-plan_tcm3-23964.pdf pp159
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of the plan period, there will be an increase in these rates. This would require a greater level
of housing to support the same workforce.
2.42

Whilst, the positivity of planning for low levels of unemployment is welcomed, the Local Plan
should be sufficiently flexible to respond to changing circumstances should these arise, and
thereby should include reserve sites or other mechanisms to respond appropriately.
Economic Growth and Workforce Recommendations

2.43

It is submitted that the SHMA should be adjusted to take account of the following matters;
1) That the same forecasting house outputs should be used to assess economic growth
across the whole HMA (Luton and Central Bedfordshire).
2) That actual job growth in Luton since 2011 should be taken into consideration by the
SHMA in order that an emerging OAHN for Central Bedfordshire can support the
economic growth occurring across the HMA.
3) That an adjustment be made for unemployment levels which are currently at a record
low level and may well increase during the twenty-year plan period, which in turn may
contain one, or even two, distinct economic cycles.
4) That a single target figure for job growth should be used in the CBLP rather than a
range in order that sufficient housing and employment land can be allocated through
the plan making process. The chosen figure should be towards the upper end of any
emerging range in order that economic growth aspirations are not affected by an
under delivery of housing supply.
Summary

2.44

The OAN for Central Bedfordshire should not be artificially depressed through a contrived
adjustment to the national household projections. The starting point should therefore be
34,587 households.

2.45

Once an allowance for transactional vacancies and second homes was applied this would
produce a figure of 36,022 dwellings. With the allowance for 301 dwellings to account for
concealed families and homeless households this would increase to 36,323 dwellings.

2.46

With the application of a 10% uplift to reflect market signals, this would increase to about
40,000 dwellings.

2.47

Therefore, even without an uplift to reflect economic growth or without any contribution to the
unmet needs of Luton, the OAN for Central Bedfordshire would be at least 40,000 dwellings
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as compared to that of 32,000 identified in the Draft Local Plan. This is without any allowance
being made for current housing needs from Luton to which we now turn.
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3.

UNMET NEEDS OF LUTON

3.1

The previous SHMA was prepared for Central Bedfordshire and Luton (as a best fit for the
Luton Housing Market Area) in the summer of 2015. This utilised the 2012 based household
projections which have since been superseded. It identified an objectively assessed need
(OAN) of 47,300 dwellings across the HMA for the period 2011-31, with 17,800 of this within
Luton Borough and 29,500 of this within Central Bedfordshire.

3.2

Luton Local Plan 2 has been prepared in the context of the OAN of 17,800 dwellings.
However, it is recognised that Luton is unable to meet this OAN in full and Central
Bedfordshire have agreed to contribute to unmet needs through the duty to co-operate
mechanism outlined in the NPPF.

3.3

The Luton Local Plan was submitted for examination in April 2016. The Inspector examining
the Luton Local Plan is conducting the Examination in three distinct stages. Stage 1 dealt
solely with the duty to co-operate, and the Inspector issued preliminary findings on this in July
2016 which identified that based on the evidence before him, the duty had been met.

3.4

Stage 2 deals with strategic matters, including the OAN and housing requirement. The
hearing sessions for this stage finished on 23rd September 2016 but the Inspector has not
issued any findings on this stage.

3.5

The Council’s website states that:
“If after the stage 2 hearing sessions, the Inspector consider the
plan is legally compliant and capable of being found sound on the
matters considered at stage 2, the examination will move on to
stage 3.”

3.6

The Stage 3 hearing sessions were undertaken in December 2016 and January 2017,
indicating that the Inspector considered that any strategic matters including the OAN and
housing requirement were capable of being found sound. Accordingly, Proposed Main
Modifications have been consulted upon until May 2017. These maintain the OAN of 17,800
dwellings (or 890 per annum) but identify a housing requirement of 8,500 dwellings, leaving
an unmet need of 9,300 dwellings to be addressed across the remainder of the HMA.

3.7

The Inspector found the Luton Local Plan sound on the 24th August 2017.

3.8

The Draft CBC SHMA Update, July 2017, now identifies an OAN for Luton of 19,000 (or 950
per annum) for Luton Borough over the period 2015-35. As set out in the previous section, we
believe this SHMA significantly under-estimates the OAN for Luton Borough, especially as a
result of the fact that the economic projections are now demonstrably low. Nevertheless, even

2

http://www.luton.gov.uk/Environment/Planning/Regional%20and%20local%20planning/Pages/Loc
al%20Plan%202011%20-%202031.aspx
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based on these latest SHMA estimates, over the period 2015-31, the OAN identified in the
Luton Local Plan will be 60 dwellings per annum short of the latest evidence. Over the 16
year period this amounts to an unmet need of 960 dwellings in addition to the unmet need of
9,300 dwellings currently identified. The net effect is that there will be circa 10,260 dwellings
which are not currently being planned for within Luton Borough.
3.9

The Draft Central Bedfordshire Local Plan proposes to deliver 7,350 dwellings to contribute to
the unmet needs of Luton Borough (in addition to the OAN for Central Bedfordshire) over the
period 2015-35. This would equate to 5,880 dwellings over the period 2015-31 (within the
plan period of the Luton Local Plan). The Luton Local Plan suggests that some of the
remaining unmet need could also be met within Aylesbury Vale and North Hertfordshire. The
North Hertfordshire Pre-Submission Local Plan proposes to contribute 1,950 dwellings
towards the needs of Luton HMA, but the draft and emerging Vale of Aylesbury Local Plan
makes no such contribution. Therefore, only 7,830 dwellings are proposed within the HMA to
address the unmet needs of 10,260 dwellings of Luton Borough.

3.10

It is unclear how the remaining unmet needs (of circa 2,430) for Luton over the period up to
2035 will be addressed. However, appropriate mechanisms will need to be agreed between
the respective authorities to address this figure in order for the duty to co-operate to be
fulfilled.
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4.

HOUSING REQUIREMENT FOR CENTRAL BEDFORDSHIRE

4.1

The Draft Local Plan 3 proposes to deliver a range of between 42,600 and 54,960 homes, (see
Table 7.2 at paragraph 7.11) including an appropriate contingency of at least 10%. The
contingency is to be welcomed as this provides confidence that the Local Plan will be
sufficiently flexible to respond to needs as they arise provided the plan seeks to
accommodate the upper end of the range by releasing sufficient sites in its final version. This
is especially the case in Central Bedfordshire, where the OAN relies upon the lowest
unemployment levels seen for more than 40 years being maintained; and where it is already
apparent that Luton is not planning for an appropriate level of job growth. These factors are
very likely to increase the housing requirement to be addressed in Central Bedfordshire and
so plans should be put in place now to rapidly respond to these, such as planning for a
contingency and/or identifying reserve sites.

4.2

Notwithstanding the comments in Paragraph 4.1 above and based on the preceding analysis,
we believe the OAN for Central Bedfordshire alone is likely to be in the order of 40,000 homes
to which need to be added a further 7,400 to 10,260 to meet housing needs from Luton. This
equates to a housing requirement of 47,400 to 50,260 without making any provisions for a
contingency allowance as has been set out in the draft Local Plan (see Table 7.2 Section
7.11).

If a similar contingency 10% allowance was applied to this range of objectively

assessed needs then the housing numbers would rise to 52,100 to 55,200.

This would

suggest that the draft Local Plan proposals for 42,600 dwellings which is at the lower end of
the range, is substantially below likely housing need. The upper end of the range in the draft
Local Plan (55,000) is sufficient to meet the upper end of the housing range and therefore it
could be argued should be the figure which is used to calculate the release of land for
housing purposes.
4.3

We note that Policy SP1 contains a requirement for a minimum number of new dwellings
amounting to 20,000; when this is added to the existing commitments of 23,000 plus this only
equates to 42,000 dwellings which is significantly adrift from the minimum housing figures
which have been properly calculated above from the Objectively Assessed Needs both at the
lower end of the range and at the upper end of the range. When this matter is finalized it is
argued that the minimum figure should equate about 52,000 dwellings and arguably should
refer to the upper end of the range (55,000 dwellings). As it currently stands we object to use
of the lower figure (20,000 dwellings).

3

http://www.centralbedfordshire.gov.uk/Images/draft-local-plan_tcm3-23964.pdf
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5.

ALLOCATION OF HOUSING SITES

5.1

This section of the representations deals more specifically with the distribution and
designation of sites to meet housing need and as such some greater degree of cross
referencing with the Draft Plan will be necessary. Assuming that it is possible to agree a
figure (or range) of dwellings that will need to be constructed in the Plan period it becomes
doubly important to translate that into a plan which provides enough land to achieve this
construction rate and to ensure that broadly speaking they are in the right place so that
demand is met at, or close to, where it exists; and that the sites are broadly in sustainable
locations. In a general sense Willis Dawson are pleased to see that the Plan recognizes
(Paragraph 2.3.3) as a Key Challenge the need to balance the removal of sites from the
Green Belt to meet housing pressures; in other words there is an acknowledgement that this
exercise is necessary and that Green Belt has been one of the policies that may have
contributed to low build rates in the past. So too is the acknowledgement that need should be
met as close to its source as possible particularly in relation to unmet housing need from
Luton (Paragraph 2.3.1) provided the Green Belt is used to ensure separation of settlements
and other valid Green Belt purposes. However, in addition to unmet need the Draft Plan also
recognizes (Paragraph 2.4.1) that the two largest towns in the area are located in the south
and that they will be the source of future housing need which will need to be accommodated.
We support these general conclusions.

5.2

As far as growth options are concerned we note from the consultation process that there were
no clear preferences in Area A within which the Harlington site is located leaving this matter
open for further debate (Paragraph 3.2.5).

5.3

From this it is then noted that the Sustainability Appraisal (SA) investigates growth in four
areas (identified as A-D) with five possible scenarios having a minimum additional net
housing capacity of 20,000 dwellings (Paragraph 5.1.3). It concludes that the SA supports
growth in Area A (Paragraph 5.1.4) and specifically rejects the Scenario which has no growth
in Area A (Scenario 4) on the basis that it will have a negative effect on the needs and health
of the community as well as on Luton (including the most deprived areas). The evolving
spatial strategy then proposes predominantly larger scale development in Area A, since this
will be more likely to generate infrastructure benefits, as well as moderate scale growth in the
rail corridor between Luton and Flitwick (Paragraph 5.1.6). Again we support these general
conclusions. We also support the general conclusions in Paragraph 5.3.4 that there is a need
for a combination of types of development (both locationally and in terms of scale) to meet the
very high level of need required for the next 20 years. In this context it is worth noting that
there will be a need to increase housing output from the 1,650 per annum achieved in the first
2 years of the Plan period to a minimum of 2,600 p.a. i.e. an increase of over 50%. However,
it should also be noted that although most of this increase can only be achieved by ensuring
large scale sites come forward quickly there will be an important role for smaller sites. The
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Council recognize the importance of these sites (Paragraph 7.2.3) as identified in the White
Paper but do not necessarily translate this into allocations on the ground (see below).
5.4

We note that the table meeting Strategic Objectives (SO8) does not set out a specific number
of dwellings, unlike the jobs objective (SO5) which mentions a specified number. Until the
OAN and the housing need derived from this is properly finalized to take into account our
comments above, we agree with this at this stage. However, when the Plan progresses to
Regulation 19 consultation then we would expect a figure to be inserted from the top end of
the likely range into Strategic Objective SO8 to ensure the requisite land is released early to
achieve completions.

5.5

The Draft Plan moves on in Chapter to set out first an overall strategy and then a series of
general policies which identify various levels of additional growth for the four sub areas (A-D).
This assumes 23,000 existing commitments with all being built in the Plan period leaving a
minimum of 20,000 to be identified in the Plan (albeit this rises to nearly 32,000 dwellings if
the upper end of the SHMA range is used). It then goes on to identify potential allocations for
up to 28,750 in the four areas as follows:

-

-

Area A

Area B

Total

Total

8,000

12,000

N of Luton

4,000

W of Luton

2,000

Limited extensions to towns and
large villages

2,000

Tempsford

7,000

E of Biggleswade

3,000

E of Arlesey

2,000

Limited elsewhere
-

-

Area C

Area D

-

5.6

Total

Total

8,500

250

-

New villages Marston Vale

5,000

Apsley Guise Vills

3,000

Wixcams

500

RAF Henlow

250

28,750

In the draft Local Plan it is suggested (Paragraphs 1.42 and 7.15) that not all these sites will
be needed.

However, it is clear that if housing need is at the top end of the Council’s

estimate from the SHMA (see Table 7.2 in the Draft Plan) then all these sites will be needed
plus it could be argued that sites for a further c.3,000 dwellings are required to achieve the
full 55,000 dwellings in the Plan period. The same conclusions apply to the Willis Dawson
estimates of housing need with a 55,000 upper end range. Equally it is clear that even at the
lower end of the Willis Dawson range (51,000 dwellings) all the sites will still be needed.
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5.7

In broad locational terms we note that Area A has only 8,000 allocations which arguably is
only just above the 7,400 dwellings required by Luton residents under the duty to co-operate.
We are aware that of the existing commitments two significant strategic sites have already
been released at East of Leighton Linslade (2,500) and Houghton Regis North (c.7,000).
However, given the paucity of existing commitments elsewhere in Area A within the Green
Belt it would seem appropriate to allocate more land out of the 28,750 within the southern part
of the Borough, closest to where the demand exists and where existing infrastructure is more
able to meet additional demands (thereby not delaying housing starts). By contrast Area B
(12,000) has nearly 50% more allocations than Area A (as well as having significant
commitments) but does not have the same level of infrastructure or potential employment
growth. In Area C which being outside the Green Belt, has already received the brunt of
housing pressures with high levels of commitment, the proposed allocations exceed Area A
but again without any certainty over infrastructure provision (east-west rail).

5.8

Notwithstanding these general comments we are also concerned about the ability of the
identified large strategic sites in Areas B-D to deliver given their reliance on critical
infrastructure such as East – West Rail, the Oxford to Cambridge Expressway, Improvements
to the A1 etc. Furthermore the proposed new settlement at Tempsford (7,000 homes) will
have a wide variety of other key infrastructure issues to address including a new railway
station. It should be noted that the Northstowe New Settlement in Cambridgeshire, which was
identified for development in around 2007 is only just receiving its first residents some 10
years later. As a result we believe the anticipated housing numbers in Areas B-D are too
ambitious and should be reduced by at least 10%.

5.9

Willis Dawson also wishes to comment on the West of Luton site Area A which has 2,000
dwellings allocated to it. Although it is located close to Luton and to that extent might be
regarded as being sustainable Willis Dawson believes that due to the site’s separation from
Luton by the M1 a 2,000 homes site does not create sufficient self containment, e.g. no upper
school, retail facilities etc. As a result the development would have a significant adverse effect
on the villages of Caddington and Slip End particularly in relation to highways and facilities.
There are also major separation issues relating to the adjoining village of Caddington and Slip
End. This is referred to as being a major Green Belt issue that has strongly influenced the
Spatial Strategy and yet appears to have been ignored in this instance. We refer to this
further in a section below on the Green Belt Study. Given that this is one of the major factors
identified by the Council regarding the Green Belt (see Paragraph 2.3.1) we believe that the
capacity of this site should be reduced to 750 dwellings only in order to ensure separation.
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Recommendations On Housing Allocations and Policy SP1
5.10

As a consequence of these comments we would propose that in addition to increasing the
minimum housing provision to 52,000 to 55,000 dwellings as noted in Paragraph 4.3 above,
the following changes are also made:i.

Increasing the allocations in Area A to reflect its economic importance and
sustainability credentials, from 8,000 to at least 10,000 homes.

ii. To reduce the combined proposed housing numbers in the other Areas (B-D) by
2,000 homes. The reflect delivery concerns for the large strategic sites and in
particular the new settlement at Tempsford.
iii. To reduce the housing allocation at West of Luton (by 1,250 homes to 750 homes in
total).
iv. To introduce an additional housing allocation at Land West of Harlington of 750
homes.
v. To increase the overall dwelling numbers from extensions to towns and larger
villages in Area A from 2,000 homes to at least 4,500, to be concentrated primarily in
the

main

transport

corridor

and

settlements

in

close

proximity

to

the

Luton/Dunstable/Houghton Regis conurbation.
5.11

A shortened revised version of the potential allocations table in 5.5 would be as follows.
-

Area A

Total

10,000

N of Luton

4,000

W of Luton

750

W of Harlington

750

Extensions to towns and large
villages
-

Area B - D

-

5.12

Total

4,500

18,750
28,750

The above table addresses the disposition of housing allocations in the draft local plan
however as set out in paragraph 5.6 above it could be argued that sites for a further 3,000
homes are also required to achieve the full 55,000 dwellings in the Plan Period.

5.13

One of the major advantages of this approach is that it would focus more attention on
small/medium sized sites which are more likely to deliver housing in the short to medium term
as opposed to the very large strategic sites which rely on major additional infrastructure.
Focusing the release of most of these town and village extensions on the Lutonj/Flitwick
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transport corridor and settlements in close proximity to the Luton/Dunstable/Houghton Regis
Conurbation can take advantage of existing sustainable public transport links without diluting
the Council’s overall strategy. The approach also fits in with Central Government’s approach
outlined in the White Paper of focussing on transport hubs wherever possible and also
encouraging the release of more small and medium sizes sites to encourage builders in this
sector. The strategy as currently drafted is too biased in favour of major strategic sites which
as noted in the Nathaniel Lichfield report entitled “How Quickly Do Large Scale Housing Sites
Deliver?” (November 2016) take many years to deliver; this can also be seen from major sites
elsewhere in Central Bedfordshire.
5.14

As currently drafted Policy SP1 deals with small to medium sized sites only in general terms,
a point that is picked up in Paragraph 7.8.1. However, it is clear that any development within
Area A that is outside existing settlements will need to be identified as it will lie within the
Green Belt and will require justifying under the “exceptional circumstances” test. As part of
this evolving process we note from the Site Assessment Document that only part of the
promotion site (NLP381) will be considered in the later stages of the Plan formulation. We
note that in the Preliminary Site Assessment Results (Appendix D) that the Council took the
view that although the eastern side of the site was considered to be well related to Harlington,
the western part was not. Such judgements will of course depend upon the scale of the
proposal which is being sought to meet housing needs and also the disposition of land uses.
On its own the western part of the site is obviously remoter from the village but if the eastern
part is developed then it abuts the newly constructed development. The Master Plan in
Appendix 2 demonstrates that the larger site can accommodate up to 700 dwellings at a
reasonable density with adequate open space built into it and with a range of support
facilities.

The proposals fits within the road network in a way which prevents further

expansion i.e. it follows distinct boundaries existing on the ground. The Master Plan
demonstrates that a significant area of the western part of the site will be community
parkland, accessible to new and existing residents and also land for a new lower and/or
middle school again for the benefit of the new and existing community.
APPENDIX 2 – ILLUSTRATIVE MASTER PLAN
5.15

Additionally the larger scale scheme shown on the Master Plan has the following benefits:i.

It allows for higher numbers to be achieved in the south of the Borough where
demand is greatest and in a settlement where the Settlement Capacity Study
revealed Medium to High opportunities for growth;

ii. It relies on existing infrastructure for the most part but important improvements can
be achieved e.g. additional station parking and multi-modal improvements along the
Toddington Road;
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iii. It surrounds the transport hub that is Harlington Railway Station and therefore to
accord with Central Government advice in the recent Housing White Paper the
Council, when carrying out the Green Belt Review should look at this site first (see
reference Paragraph A63 Government White Paper – February 2017).
iv. It is a demonstrably sustainable location justifying relaxation of the Green Belt
designation in accordance with the criteria outlined in 15a of the Site Assessment
Framework produced by the Council.
v. It is a single land ownership which means that the co-ordination delays associated
with many of the multiply owned, larger, strategic sites elsewhere in Central
Bedfordshire, can be avoided;
vi. The scale of the proposals can bring additional benefits to the village which improve
its self-containment credentials and thereby its sustainability – retail, Medicare and
educational.
5.16

Equally importantly it will be noted that although the site is located adjacent to the existing
village it is separated physically by the railway line limiting direct impact on existing residents.
Whilst the existing two crossings will enable satisfactory integration with the existing village
the fact that the promotion site lies closer to the main Luton/Flitwick Road (A5120) and to
junction 12 of the M1 means that any additional traffic exiting the proposal will be unlikely to
pass through the existing village. Our consultant WSP has prepared a Transport Access
Strategy, which is attached in Appendix 3 to this submission, and this considers the
development traffic generation and distribution, improvement along Toddington Road and
highway access to the site.
APPENDIX 3 – WSP: TRANSPORT ACCESS STRATEGY

5.17

Additionally, unlike the proposed site to the South of Harlington the site is not in the AONB;
nor will it contribute to the narrowing of the gap between Harlington and Westoning that the
proposed site north of the village may create.

5.18

When combined with the need for the Draft Plan to successfully deliver a greater number of
houses much more quickly than has previously been the case the sustainability credentials of
the larger proposal should be supported. Willis Dawson have carried out a number of basic
assessments capable of being used ultimately to support a planning application – highways,
drainage, ecology, visual impact, flood risk and agricultural land quality – all of which can be
made available to the Council. None of these studies reveals any “show stoppers”.

5.19

Willis Dawson has commissioned preliminary reports on the availability of utilities. These
demonstrate that foul water drainage can be supplied quickly as can power to the site. There
are no other utility problems associated with the site, nor are there any other access
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requirements involving large scale infrastructure. Consequently we are certain that the site
can be delivered quickly if it is allocated and subsequently granted planning permission. This
compares with other larger strategic sites which are heavily reliant on large scale costly
infrastructure projects such as East-West Rail.
5.20

Finally, it should be noted that in the Technical Studies dealing with this area generally
reference is made to the site forming part of an area of Grade II Agricultural land. Agricultural
consultants Tony Kernon Associates have prepared a preliminary report on this issue which
states that as there is a need for a substantial amount of housing, that it is unlikely the
Council will be able to avoid identifying “best and most versatile” land for development; this is
particularly the case given the high level of demand emanating from Luton and the south of
the Borough combined with the sustainability requirements indicating that sites should
generally be either on the edge of Luton or in the main railway transport corridor (Luton to
Flitwick). .
APPENDIX 4 - TONY KERNON ASSOCIATES: PRELIMINARY AGRICULTURAL REPORT
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6.

FIVE YEAR HOUSING LAND SUPPLY

6.1

Based on the July 2017 Five Year Housing Land Supply Statement 4, the Council would be
unable to demonstrate a five-year land supply against the housing requirement of the Draft
Local Plan (of 42,600 to 54,960 dwellings). Indeed, against these figures the Council would
have a 2.8 to 3.9 year land supply.

6.2

Based on the indicative figures identified in the previous section which identify an OAN of
between 47,400 and 51,400 (notwithstanding that the housing requirement should be greater
to provide the necessary contingency), the five-year land supply would be between 3.1 and
3.4 years.

6.3

All of these figures however assume a 5% buffer, as described in the July 2017 Five Year
Housing Land Supply Statement. The Council justify this 5% buffer on the record of
completions over the previous 3 years alone. The NPPG (3-035) identifies that the
assessment of the record of delivery should be undertaken over the longer term, and the
majority of Inspectors and Councils assess the record of delivery over a 10-year period. If
such an assessment was undertaken in this instance, there would be a record of persistent
under-delivery by any measure which would necessitate the application of a 20% buffer.

6.4

With the required 20% buffer there would be a five-year land supply of 2.5 to 3.4 years
against the proposed housing requirement in the Draft Local Plan, or of 2.7 to 3.0 years
against the OAN (of 47,400 to 51,400).

6.5

Under any of the above scenarios there will be a very significant five-year land supply shortfall
and it will be necessary to identify sufficient sites through the Local Plan to address this. An
assessment of the deliverability of sites has not been undertaken as it is clear that the
shortfall will be significant (in the absence of allocations) in any case.

6.6

If it is assumed that in accordance with the factors outlined in the earlier part of this
submission, that the overall housing numbers are increased to 52,000 – 55,000 dwellings
over the 20 year period then the size of the 5 Year deficit will increase still further. Allowing
for the fact that in the first two years of the Plan period about 3,350 houses were completed
this already represents an accumulated shortfall of over 1,300 dwellings (based on the
Council’s lowest estimate of need) which will carry forward into the future 5 Year supply
calculations. At the Willis Dawson lower end of the range the accumulated deficit is an
additional 150+ and at the upper end of the range another 250+ dwellings. This problem of
the accumulated deficits emphasizes the need to concentrate on sites that will deliver in the
short/medium term.

4

http://www.centralbedfordshire.gov.uk/Images/five-year-supply-statement-july-2017_tcm322939.pdf
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6.7

So far as the other policies in the Draft Plan are concerned we would comment as follows:i.

Policy SP2 : support.

ii. Section 8.3 : this proposal to allow for the release of sites which might not fall
within the definition of sustainable development in order to mitigate a land supply
deficit, sounds helpful initially but it would be better to ensure that there is sufficient
flexibility in terms of the land supply in the first place by only releasing sites that can
be developed easily and/or by having reserve sites or safeguarded sites that can be
released quickly.
iii. Section 8.4 : this sets out the requirements for growth locations in terms of the
amount of information required by the authority when an application is submitted.
Again on the face of it this seems reasonable. However, closer inspection suggests
that the detail relating to Health and Social Care Hubs is excessive, unnecessary
and implies that developers will be required to ensure day to day running
arrangements e.g. 7 day GP services, clinics etc. Whilst the developer can assist in
providing the requisite buildings for such activities the actual functioning of these
activities is a matter for the specialist agencies and should be funded through
general taxation (not through Section 106 contributions).
iv. Section 10 : it is noted that Harlington is identified as a Minor Service Centre.
Willis Dawson support this but note that it has been referred to as a Large Village in
the LUC Green Belt Report.
v. Policy H6 : Willis Dawson welcome the clarification that “starter homes” will quality
as part of the 27% intermediate housing produced as Affordable Housing.
vi. Section 18.1 : Health Impact Assessments rarely result in any positive contribution
to the layout of a scheme. Their production is an unnecessary and costly part of the
planning application process and should be dispensed with. Delete Policy HQ1.
vii. Policy HQ2 : this policy makes no reference to contributions via the Community
Infrastructure Levy which is the appropriate way of securing many social
infrastructure improvements.
viii. Policy HQ3 : this policy appears to apply to all residential schemes no matter what
size. Either the bullet points should be phrased as alternatives or there should be a
“floor” below indoor provision is not necessary.
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7.

COMMENTS ON THE EVIDENCE BASE AND TECHNICAL STUDIES SUPPORTING THE
DRAFT LOCAL PLAN

7.1

In accordance with Paragraph 1.58 of the NPPF requiring authorities to prepare a
proportionate evidence base, we have already made reference to most of these supporting
documents already which we consider to be most relevant to the identification of Harlington
as an appropriate location for medium scale growth to meet the needs of the southern part of
the Borough and also the unmet needs of Luton.

7.2

Not all of these documents are necessarily of complete relevance to Harlington but we will
make some wider comments in relation to these documents to ensure that, if necessary,
adjustments are made to the methodology for identifying sites, particularly in the south of the
Council area; this most directly affects the Green Belt Study as this does not identify
Harlington as a potential area for relaxation of the Green Belt.
LUC Central Bedfordshire and Luton Green Belt Study (November 2016)

7.3

On behalf of Willis Dawson this document has been examined in some detail as it provides
the requisite background for establishing whether or not “exceptional circumstances” exists
for the release of some Green Belt land for development purposes in order to achieve a
sustainable pattern for development. We fully appreciate that undertaking such an exercise is
not a simple task and is potentially subject to criticism from a number of sources, not least
from local residents who wish to see no change in the current situation, (notwithstanding
severe pressures on the housing market in the area). Neither is the somewhat ambivalent
attitude of Central Government of much assistance insofar as it purports to support the
absolute protection of Green Belt land whilst at the same time wanting pressures on the
housing market to be relaxed in a sustainable manner. It is precisely because the housing
pressures are greatest in the Green Belt areas because of very low levels of development
over the last 30 - 40 years, that the conflict between continued protection and provision of
more housing becomes most apparent.

7.4

We are also aware that in order to properly justify the identification of potential parcels for
release that some sort of methodology is required including an assessment of the degree to
which sites do or do not contribute towards the five Green Belt objectives as defined in
Paragraph 80 of the NPPF:i.

Checking the unrestricted sprawl of large built up areas.

ii. Preventing neighbouring towns merging into one another.
iii. Assisting in safeguarding the countryside from encroachment.
iv. Preserving the setting and special character of towns; and
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v. Assisting in urban regeneration by encouraging the recycling of derelict and other
urban land.
7.5

In undertaking this study we have noted that Paragraphs 1.4 indicates that the Study is a high
level assessment which does not advise on the suitability of land for development. We are
aware that it only forms part of the evidence base for the draft Local Plan and will be used in
an appropriate manner for determining the strategy for growth across the whole Council area
and specifically in the Green Belt. Notwithstanding this warning we have some reservations
about the soundness of the methodology adopted which will be outlined below and the way in
which it has been applied.

7.6

The LUC Report adopts a two stage assessment with sites only passing into the second
stage provided they meet the stringent criteria for the potential release of sites in the first
stage. This approach is outlined in Paragraphs 3.80 – 81 of the LUC Report as follows:“3.80 The first task conducted at Stage 2 of the Study was to draw
on the Stage 1 assessment of Central Bedfordshire Green Belt and
Luton Borough Council 2014 Stage 1 assessment to isolate areas of
the Green Belt judged to make no more than a “relatively weak”
contribution to all of the Green Belt purposes.
3.81 Land achieving higher ratings (“moderate”, “relative strong”
or “strong” contributions was not isolated at Stage 2 on the
grounds that releasing land making higher contributions to just one
Green Belt purpose posed a greater risk of harm to the fulfilment of
that Green Belt purpose and thus the integrity of the Green Belt”.

7.7

A table (Table 3.3) confirms that unless the land parcel scored “relatively weak” or “weak” on
all 5 Green Belt purpose then it was not taken forward to Stage 2.

7.8

Prior to undertaking this exercise the area was subdivided into “Broad Areas” (away from
settlements) or “parcels” in the immediate vicinity of settlements for a desk based assessment
of whether it met the 5 Green Belt purposes. Land West of Harlington falls in Parcel H3. It
scored weak and relatively weak on Green Belt objectives for checking the sprawl of large
built up areas and coalescence respectively; but relatively strongly in terms of its contribution
to safeguarding the countryside from encroachment. It scored well against preserving the
special setting of historic towns and on encouraging brownfield use. This lead to a situation
where is missed selection for Stage 2 work because of the “relatively strong” scoring on
safeguarding the countryside.

7.9

Albeit we accept that this exercise is bound to be subjective there are some rather bizarre
scorings including, for example, a “weak” contribution of land West of Luton (parcels L6 and
C1) to prevention of coalescent despite the very narrow gap between Caddington and Luton.
This score for parcels around Caddington is actually lower than for Parcels H1, H2 and H3
around Harlington (which were rated as “relatively weak” against this coalescence criterion).
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Even more bizarrely despite these two parcels west of Luton scoring “relatively strongly” on
their “worst” score against the 5 Green Belt objectives these two Caddington sites progressed
to Stage 2 and none of the Harlington sites did. Similar discrepancies occur elsewhere in the
study. Ultimately this led to the two West of Luton sites being identified in the Green Belt
study as being deemed to have a “weak” contribution to the Green Belt generally (see
Summary Table 5.2). Another apparent anomaly is that somehow a small part of H2 south of
Harlington made it through to Stage 2 and was also deemed to have a weak contribution to
the Green Belt although how this was achieved within the specified 2 stage methodology is
difficult to understand.
7.10

All of this suggests that the Green Belt Study is unsound as an evidence base:i.

Because the two stage methodology was not carried out with any degree of
consistency (see comments on Caddington and Harlington “parcels” above);

ii. That parcels which did not pass into Stage 2 could not be disaggregated into smaller
sub parcels and compared on a fair and equitable basis;
iii. The marking at Stage 1 was manifestly inconsistent to such a degree that the results
were not simply unreliable but also plainly not understandable by a reasonable
person.
7.11

As a consequence the study needs to be re-visited..
Settlement Capacity : Initial Study (Enfusion) (July 2017)

7.12

We are aware that CBC commissioned Enfusion to undertake a Study of the housing capacity
of individual settlements using available information and professional judgement in respect of
each of the 75 settlements across the Council area. Paragraph 2.2 nonetheless emphasises
that even if settlements were assessed as having medium or high potential, this does not
necessarily mean that they will ultimately be taken forward for development purposes.

7.13

Notwithstanding this it is noted that Harlington has an initial capacity assessment of Medium
(50 to 500) to High (more than 500 dwellings); but without a Green Belt release this falls to
“low” *less than (50 dwellings).

7.14

The more detailed assessment of settlements set out in Appendix A to the report looks at
Harlington in more detail. We support the conclusions of this detailed assessment but we
note that no assessment has been made of our promotion site (NCP381) lying to the west of
the railway line, notwithstanding that this lies outside the AONB and is not affected by
potential coalescence with Westoning. Whilst we support the general conclusions relating to
Harlington in this report, we would suggest that a further assessment of the land to the west
of the railway line should be undertaken in the context of the increased housing allocations
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which we believe are necessary and a greater emphasizes that we believe is required in
respect of allocations in the southern part of the Council area, especially within the
sustainable transport corridor.
Site Assessment Technical Document and Appendices (A-E)
7.15

This document sets out an assessment of sites according to a range of criteria both in relation
to constraints and also in relation to potentially sustainable positive factors. Willis Dawson
note Paragraph 4.3.30 which indicates that notwithstanding a Green Belt designation sites
may still progress if this meets three criteria – settlement has adequate service provision, the
site is adjacent to a main line railway or strategic road, and a size (more than 100 dwellings).
We agree with this broad approach which appear to derive from Paragraph A63 of the
Government White Paper (February 2017) but for reasons which are set out above cannot
see the justification for the size limit of 100 dwellings. In cases of large villages the imposition
of such a constraint could prevent selection of more appropriate smaller sites coming forward
which have greater local support than one large site; this is important in Area A where all land
outside settlement boundaries is likely to be Green Belt.

7.16

We note the results of the Site Assessment Criteria exercise which suggest that only the
eastern part of the promotion site (NLP381) be progressed. We disagree with that part of the
assessment that relates to the Western part of the site for reasons which have been set out
above.
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Existing Conditions
The development area is bound by the A5120 to the west, Westoning Road to the north,
Toddington Road to the south and the Midland Main Line railway to the east.
Toddington Road currently has a 40mph speed limit. There is a sense of containment as you
travel along the road with hedges and trees lining the majority of the road, the road is also not
street lit. The eastern end of Toddington Road has a footway on the northern side but this stops
at the Midland Main Line railway bridge. A footway exists on the opposite side of the road as it
crosses the railway bridge. There are no formal crossing points or pedestrian facilities on the
southern side although there are two bus stops immediately west of the railway station entrance
with no crossing facilities or direct pedestrian access to the westbound bus stop from Harlington
train station.
Westoning Road currently has the national speed limit of 60mph. Similarly to Toddington Road
there is some sense of containment with high hedges and a few trees bounding the road,
Westoning Road is also not street lit. As you enter the village the speed limit changes from
60mph to 30mph with limited street lighting. There is a footway on the southern side of road and
this takes you into the heart of the village. Towards its western end the road has an ‘S-bend’
which may present an existing safety problem.
The A5120 Harlington Road currently has the national speed limit of 60mph. It has been designed
for high capacity and speed, it therefore does not lend itself to encouraging pedestrians or

cyclists along it, in fact there are no pedestrian facilities on the section of the A5120 which
bounds the development site.

1.2

Toddington Road Improvements
From the proposed eastern site access on Toddington Road it is proposed that the road will be
realigned and widened to a consistent 6m road width. The new alignment will allow for a 2m
footway to be provided on the southern side connecting the development area directly with
Harlington railway station. A new informal pedestrian crossing with dropped kerbs and tactile
paving is proposed, the crossing will connect the proposed footway with the existing footway
leading either to the railway station or across the railway bridge towards the village of Harlington.
On the northern side of the re-aligned carriageway, it is proposed to provide a shared 3.0m wide
footway/cycleway connecting the site with the railway station and the village.
The existing bus stops on Toddington Road adjacent to the railway station will be replaced by a
safer design and in line with the proposed footway and crossing facility improvements.
1
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These potential improvements would similarly allow existing residents to safely and sustainably
access the new development and in particular the proposed new local centre.
A plan showing the proposed improvements along Toddington Road is attached.

1.3

Access
Access to the development area will be via three new accesses providing dispersion of traffic and
increased permeability across the site. The size of the development is unlikely to require a new
access onto the A5120 as there is enough capacity via Westoning Road and Toddington Road.
Access off Toddington Road could be via either a roundabout or a T-junction. The existing
carriageway varies in width and in places the road is substandard in alignment and visibility for the
current speed limit. The proposed alterations to Toddington Road will significantly improve
highway safety by providing better road alignment and increased road space.
The western access on Toddington Road could also be either a T-junction or small roundabout. A
roundabout has the potential to act as a speed control measure for both the development but also
existing traffic using Toddington Road, it is likely the access will take the form of a roundabout.
Access from Westoning Road could again be either via a three arm roundabout or a T-junction. A
change in the current speed limit is likely to be required as part of the access design. As part of
the development the safety of Westoning Road will be analysed, if the results identify a potential

safety concern then appropriate mitigation will be proposed as part of the development
improvements.

1.4

Development Traffic Generation and Distribution
The morning peak period being typically the busiest period for UK roads accommodates many
reasons to travel including the two biggest; journeys to school and journeys to work.
Education
The village of Harlington benefits from having both an upper and lower School, both schools are
within walking distance of the proposed development area. Typically upper schools experience
less vehicular impact per pupil as the pupils are generally of an age to walk, scooter or cycle to
school unattended. Lower schools tend to have a more dominant reliance on car trips with
parents dropping off and picking up their younger children. With Harlington’s existing lower school
within a reasonable walk distance and also the inclusion of a second lower school and a new
middle school within the development there will be a reduced impact of education vehicular trips
on the village of Harlington. Furthermore existing trips to Toddington village to access the middle
school should also be reduced with the provision of a new middle school for Harlington within the
new development.
Employment
The proposals will provide employment opportunities to new and existing residents of Harlington,
this provision will allow for some work trips to be made internally thus reducing the impact on the
surrounding road network.
More significant employment opportunities existing in the neighbouring towns of Bedford,
Luton/Dunstable and Milton Keynes. Harlington Railway Station provides an excellent 15 minute
service to both Luton and Bedford with both being accessed in 9 minutes and 15 minutes
respectively. Harlington Railway Station also connects to London again providing an excellent 15
minute service. With the improvements proposed to access Harlington Railway Station travel by
train presents a viable alternative to the private car.
2
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Alternatively, access by car to these destinations is likely to be via the M1 and the recently
upgraded Junction 12. It is estimated that c.60-70% of car employment trips would be via the
strategic road network and thus avoiding the village of Harlington.

1.5

Public Transport
With two or more accesses into the development area there is the potential to divert existing
public transport services through the site without doubling back on the same route. Existing bus
services will be reviewed for the potential to reroute and therefore increase public transport
accessibility within the development area. If bus services are able to penetrate the development
area then bus stops with shelters will be provided in the appropriate locations to minimise walk
distances to the bus stops. Financial contributions could be made to increase the frequency of
existing buses services benefiting both new and existing residents.

1.6

Pedestrian and Cycle Access
As well as the pedestrian and cycle improvements along Toddington Road the existing footway
on the southern side of Westoning Road will be extended to provide direct pedestrian access to
the village and Harlington’s Lower and Upper schools. Street lighting will also be reviewed and
improved where necessary.

1.7

Additional Station Parking
Additional station car parking can be accommodated south of Toddington Road and accessed via
the new footway if desired.

1.8

Access to Open Space
An area of open space is proposed adjacent to the Midland Main Line railway line and on the
eastern side of the development area. An additional pedestrian access will be sought from
Toddington Road within the vicinity of the proposed pedestrian crossing which will provide
access from the village Harlington to this new open space. It is proposed that this open space
area links through the new development to the proposed community parkland adjacent to the
A5120.
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1

INTRODUCTION

1.1

This report considers the potential agricultural implications of proposed non-agricultural
development of land to the west of the railway, west of Harlington, Bedfordshire.

The Study Area
1.2

The study area (the “Site”) comprises farmland west of the railway. Broadly it is bordered
by residential development and Westoning Road to the north, the A5120 to the west,
Toddington Road to the south, and the railway to the east. The study area extends to
about 90 ha.

This Assessment
1.3

This assessment considers the potential agricultural considerations. It is a desk-based
review and therefore no field work has been undertaken.

1.4

This report considers:
(i)

the potential agricultural land quality of the Site;

(ii) the potential land quality of the wider area;
(iii) the on-the-ground agricultural considerations;
(iv) and the policy implications of these factors.

The Author
1.5

This report has been carried out by Tony Kernon. I am a rural Chartered Surveyor and a
Fellow of the British Institute of Agricultural Consultants. I have specialised in assessing
the implications of non-agricultural development for thirty years.
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2

THE AGRICULTURAL LAND QUALITY OF THE SITE

2.1

The Site extends to of the order of 90 ha of land to the west of Harlington, as identified on
the OS plan below.
Insert 1: The Site

Reproduced from the Ordnance Survey under copyright licence 100015226

2.2

The Site is generally level, with a slight slope to the west. The land is in agricultural use
and is currently used for growing arable crops.

2.3

The land lies at about 80 – 95m AOD. The area is generally equable and climate does
not cause any limitations to agricultural land quality.

2.4

The Site has not been the subject of a detailed agricultural land classification.

2.5

The Site is shown on the 1:250,000 “provisional” Agricultural Land Classification (MAFF,
1983) as being mostly Grade 2 “very good” quality agricultural land. These maps were
published by MAFF based on estimates and not on field work. They are described in the

3
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Natural England Technical Information Note 049, reproduced in Appendix KCC1, as
being based on work in the period 1967 to 1974. They are not sufficiently accurate for
use in the assessment of individual sites.

2.6

The soils of the Site are shown on the 1:250,000 soil survey of England and Wales
National Soils Map as being of the Evesham 3 association, described as slowly
permeable calcareous clayey, and fine loamy over clayey soils.

2.7

A detailed survey on land near Westoning, shown also as comprising soils of the
Evesham 3 association, identified as mix of mostly Grade 2 and Subgrade 3a land with a
small area of Subgrade 3b.

2.8

Based on the available data we predict that the Site will comprise a mixture mostly of
Grade 2 and Subgrade 3a. There may be patches of Subgrade 3b, but that can only be
identified by detailed ALC survey.
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3

AGRICULTURAL LAND QUALITY IN THE WIDER AREA

3.1

The eastern side of England contains much of the better quality land found across the
country.

3.2

Based on the provisional ALC plans, using data produced by MAFF in 1993, the land
quality of the District is as follows. This combines the former Mid Bedfordshire and South
Bedfordshire areas.
Table 1: ALC in the Wider Area
Grade

South Beds

Combined

%

1

2,779

0

2,779

3.9

2

15,775

1,513

17,288

24.2

3

23,008

14,861

37,869

52.8

4

2,355

1,058

3,413

4.8

5

0

0

0

Non-ag

5,227

1,921

7,148

10.0

Urban

1,140

1,928

3,068

4.3

-

-

71,565

100.0

Total
3.3

Mid Beds

0

The distribution of the predicted land quality can be seen on the extract plan below.
Insert 2: Distribution of Predicted Land Quality
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3.4

It is evident that land quality in the wider area is generally good or very good. It is a
reasonable prediction that much of the land shown as undifferentiated Grade 3 is likely,
following survey, to fall within the Subgrade 3a “good” quality category.
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4

AGRICULTURAL CIRCUMSTANCES

4.1

The Site comprises land now within four arable fields.

4.2

There are remnants of former field boundaries evident crossing the Site. These will have
been removed historically to facilitate larger agricultural machinery.

4.3

There are no buildings or other fixed agricultural equipment within the Site.
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5

POLICY AND IMPLICATIONS

5.1

Policy in the National Planning Policy Framework (2012) provides that local planning
authorities should take into account the economic and other benefits of the best and most
versatile agricultural land (defined as Grades 1, 2 and Subgrade 3a). Where significant
development of agricultural land is demonstrated to be necessary, local planning
authorities should seek to use areas of poorer quality land in preference to that of a higher
quality (paragraph 112 refers).

5.2

In the context of the Central Bedfordshire Draft Local Plan (2015-2035) and the need to
provide a minimum of 47, 400 dwellings in that period it will not be possible to avoid using
best and most versatile agricultural land. This is especially so given that it is my
understanding that much of this need derives from unmet need in Luton and from the
southern part of the Council area (Area A), where the most sustainable location for growth
has been deemed to be the areas directly adjacent to Luton and along the transport
corridor between Luton and Flitwick formed by the Main rail line. Most of the settlements
in this central and eastern part are surrounded by land shown as Grade 2 with the rest
shown as undifferentiated Grade 3.

5.3

We predict that much of the undifferentiated Grade 3 is likely to be of Subgrade 3a
quality.

5.4

In those circumstances, whilst development of the Site is expected to involve the loss of
BMV quality land, it is unlikely that poorer quality land will be available in large areas that
could be used in preference.

5.5

Accordingly land quality is an important consideration, but is unlikely to prevent nonagricultural development.
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