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1.

INTRODUCTION

1.1

The Draft Central Bedfordshire Local Plan 2015-2035 1 and its associated evidence
base has been published for a Regulation 18 public consultation between 4th July
and 29th August 2017.

1.2

Representations are made on behalf of my client, Willis Dawson Ltd, to this
consultation relating to a parcel of land at Eaton Bray known as ‘Land of Eaton
Park’ or ‘NLP483’. This site comprises just part of a wider land parcel referred to
in other Central Bedfordshire supporting evidence as ‘EB2’.

1.3

The

site

is

situated

within

the

Green

Belt

and

therefore

‘exceptional

circumstances’ are required to be proven in order for it to be allocated in the
emerging Local Plan for residential development.
1.4

These representations consider the evidence base the Council have published in
support of the Regulation 18 Consultation on the Draft Local Plan (CBLP) and the
exceptional circumstances that exist in the light of the evidence base to
demonstrate that the site is appropriate for removal from the Green Belt and
therefore also appropriate for allocation for residential development.

1

http://www.centralbedfordshire.gov.uk/Images/draft-local-plan_tcm3-23964.pdf
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2.

OBJECTIVELY ASSESSED HOUSING NEED
National Context

2.1

To support the Regulation 18 public consultation Central Bedfordshire Council
published a Draft SHMA Update in July 2017, the ‘Initial Strategic Housing Market
Assessment for Central Bedfordshire and Luton’ 2 which takes account of the most
recent 2014 based household projections.

2.2

This assesses the objectively assessed need (OAN) for England and identifies a
figure of 239,500 dwellings per annum. The SHMA identifies that this compares
with an annual requirement of 245,000 dwellings based on the Barker Review.

2.3

The Select Committee on Economic Affairs of the House of Lords identify a need
for 300,000 dwellings per annum across the UK. In 2016, 83.5% of households in
the UK were resident in England, and so the House of Lords recommendation
would equate to a requirement for circa 250,500 dwellings per annum in England.

2.4

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.

2.5

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 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.
2.6

The methodology employed for Central Bedfordshire (if employed consistently
across the nation) would therefore result in a very significant shortfall nationally.
Demographic Adjustments for Central Bedfordshire

2.7

The SHMA identifies that the 2014 based household projections indicate that
there will be an additional 57,536 households across Luton and Central

https://centralbedfordshire.jdiconsult.net/documents/pdfs_12/initial_shma_for_luton_and_central_bedfordshire.pdf
2
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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 the OAN.
2.8

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.

2.9

The SHMA seeks to amend the population growth in Central Bedfordshire by
making an adjustment for Unattributable 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).

2.10

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 unecessary.

2.11

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

2.12

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 not de-registering from their GP practice, as well as 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.
2.13

The same is true of school census data.
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2.14

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.

2.15

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 Mid-Year Estimates for
Central Bedfordshire.
Demographic Adjustments for Luton
2.16

In paragraphs 2.13 and 2.14 of the SHMA, it is suggested that the 2001 Census
significantly under-estimated the population of Luton Borough. 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.

2.17

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). This discrepancy is not unique to Luton, 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 not
de-registering from their GP practice, as well as 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.

2.18

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
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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.
2.19

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, decreases the
population growth, which then persists in future projections.
Demographic Adjustments Summary

2.20

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.

2.21

The SHMA then adopts 10 year migration trends rather than the 5 year trends
utilised in the national household projections. Such an approach prevents 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 which undermines the robustness of any such projection.

2.22

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.

2.23

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.

2.24

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 Bedfordshire (from 34,587 to 27,738) and in Luton (from 22,948 to
16,651).
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2.25

The Local Plans Expert Group recommended an approach to Government which
identified that both 10 year trends and the national household projections should
be tested and the greater of these should be used. Whilst this report will inform
the standardised methodology (expected September 2017) and so cannot in itself
be afforded significant weight, it does provide the guidance issued by a range of
experts in the field.

2.26

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 contrived migration trends to assess migration
trends into the future. 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 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.
2.27

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

2.28

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;
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.
On publication of the Government’s standardised methodology for the
calculation of OAN, anticipated in the autumn of 2017, that Mid
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
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an increase in OAN as the starting point for the consideration of the
overall housing requirement in the emerging Local Plan.
Affordable Housing Needs
2.29

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.”

2.30

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.”
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2.31

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.

2.32

Moreover, with regard to affordable housing delivery, larger sites that have
higher infrastructure costs are less likely to deliver policy compliant levels of
affordable housing owing to the demands placed on the viability of the site by
infrastructure requirements. Smaller sites, that have less strategic infrastructure
requirements are more likely to deliver a policy compliant level of affordable
housing.
Affordable Housing Need Recommendations

2.33

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.
Economic Growth

2.34

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 under-estimated the job growth and
therefore the number of dwellings required to support the workforce.

2.35

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. 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.

2.36

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
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Experian forecasts. This means that the OAN is not being consistently assessed
across the HMA.
2.37

The CBLP 3 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.”

2.38

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.

2.39

It is submitted that in order to be positively prepared, and therefore NPPF
compliant, that the highest end of the range should be the target for job growth
and that 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

2.40

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 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.

2.41

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

2.42

It is submitted that the SHMA should be adjusted to take account of the following
matters;
That the same forecasting house outputs should be used to assess economic
growth across the whole HMA (Luton and Central Bedfordshire).

3

http://www.centralbedfordshire.gov.uk/Images/draft-local-plan_tcm3-23964.pdf pp159
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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.
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 may contain one, or even two, distinct economic cycles.
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 at the upper end of any emerging range in order that economic
growth aspirations are not affected by an under delivery of housing
supply.
Summary
2.43

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.

2.44

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.

2.45

With the application of the 10% uplift to reflect market signals, this would
increase to 38,046 dwellings.

2.46

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 of the order of 38,000 dwellings as compared to that of 32,000 identified in
the Draft Local Plan.

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

AUGUST 2017 | LF | W.0329

Page | 10

Willis Dawson Holdings Ltd
Land off Eaton Park Eaton Bray
Representations to Central Bedfordshire Regulation 18 Local Plan Consultation

period 2011-31, with 17,800 of this within Luton Borough and 29,500 of this
within Central Bedfordshire.
3.2

Luton Local Plan 4 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.

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.

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 SHMA Update, July 2017, now identifies an OAN of 19,000 (or 950 per
annum) for Luton Borough over the period 2015-35. As set out in the previous
section, 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 based on the SHMA, over the period 2015-

4

http://www.luton.gov.uk/Environment/Planning/Regional%20and%20local%20planning/
Pages/Local%20Plan%202011%20-%202031.aspx
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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 remains unclear how the remaining unmet needs (of circa 2,430) for Luton
over the period up to 2035 will be addressed. However, the Inspector of the
Luton Local Plan has made it clear in his report of 24th August 2017 that
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 5 proposes to deliver 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. 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

Based on the preceding analysis, the OAN for Central Bedfordshire is likely to be
of the order of 40,000 homes, and there is an unmet need of between 7,400 and
10,260 to be provided in Central Bedfordshire. This equates to a housing
requirement of between 47,400 and 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 and 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 that 55,000 should be the figure which is used to calculate the release of
land for housing purposes.

5

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

FIVE-YEAR HOUSING LAND SUPPLY

5.1

Based on the July 2017 Five Year Housing Land Supply Statement 6, 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.

5.2

Based on the indicative figures identified in the previous section which identify an
OAN

of

between

47,400

and

50,260

(notwithstanding

that

the

housing

requirement should be greater to provide the necessary contingency), the fiveyear land supply would be between 3.1 and 3.4 years.
5.3

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.

5.4

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 50,260).

5.5

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.

http://www.centralbedfordshire.gov.uk/Images/five-year-supply-statement-july2017_tcm3-22939.pdf
6
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6.

THE SITE

6.1

The site promoted through this representation comprises 2.7Ha of land which is
situated to the north west of the village of Eaton Bray and is clearly shown
outlined in red at Appendix 1.

6.2

Eaton Bray is identified as a ‘Large Village’ which is inset in the Green Belt and
situated with search ‘Area A’ in the CBLP 7. The site lies outside the settlement
boundary within the Green Belt but wholly adjacent to the built form of the
village.

6.3

The site comprises part of a much wider parcel of land identified as ‘EB02’ in the
Green Belt Review evidence base documents that support the CBLP.

6.4

Evidence prepared by the Council to support the allocation of sites in the CBLP
includes the following;
A Green Belt Study (November 2016)
A Settlement Capacity Report (Enfusion) (July 2017)
A Strategic Assessment of Land Availability (2016)
A Sites Assessment Report (July 2017)

6.5

Each of these evidence base documents are considered in detail below.

6.6

To date my client’s site has been subject to a local public consultation exercise for
the development of up to 70 dwellings at the site, which was attended by
approximately 100 members of the public. The consultation responses received
revealed a variety of views regarding the development; from those who recognise
that the village requires more new development, and that the site represents a
good location in close proximity to the school and existing services and facilities;
to

those

who

have

concerns

over

highway,

flood

risk

and

associated

infrastructure matters.
6.7

My client has also engaged with the Parish Council and those in the process of
preparing the Eaton Bray Neighbourhood Plan to ensure that the local community

http://www.centralbedfordshire.gov.uk/Images/draft-local-plan_tcm3-23964.pdf
pp.123
7
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are fully aware of the community benefits that could arise from the allocation of
the site in the Neighbourhood Plan.
6.8

The

plan

attached

at

Appendix

2

provides

an

indicative

layout

which

demonstrates how 58 dwellings (a reduction of 12 dwellings from original
proposals as a result of the public consultation) could be accommodated at the
site, including affordable dwellings at a policy compliant level of 30%, as well as
open market housing suitable for the elderly and a school drop off point to help
ease the existing traffic congestion that occurs on School Lane during the
morning and afternoon school run period.
6.9

It should be noted that the ‘exceptional circumstances’ context in which the
promotion of my clients site takes place are that the CBLP states that there is a
need for growth in villages across the plan area to provide for 2,000 dwellings
over the plan period (it is proposed this is increased to 4,500 homes below), and
that there is also a need to support growth in search Area A, owing to the need to
rebalance housing delivery to the south of the authority area to help meet the
unmet needs of Luton.

6.10

The allocation of sites to deliver housing growth in search Area A will therefore,
unequivocally, require the release of sites from the Green Belt. My client’s site is
suitable, available and deliverable within the first five years of the plan and
therefore merits further consideration as a suitable green belt release to support
the housing need of the ‘Large Village’ of Eaton Bray.

6.11

The remainder of these representations critique the evidence base behind the
non-allocation of my client’s sites and demonstrate the exceptional circumstances
that exist in order for it to merit allocation in the Regulation 19 CBLP
consultation.
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7.

EVIDENCE BASE SUPPORTING THE CBLP

7.1

Paragraph 158 of the NPPF requires the production of development plans to be
supported by ‘a proportionate evidence base’;
“Each local planning authority should ensure that the
Local Plan is based on adequate, up-to-date and relevant
evidence about the economic, social and environmental
characteristics and prospects of the area. Local Planning
authorities should ensure that their assessment of and
strategies for housing, employment and other uses are
integrated, and that they take full account of relevant
market and economic signals.”

7.2

The evidence base that has been prepared to support the CBLP that this
representation considers includes;
• Central Bedfordshire and Luton Green Belt Study (Nov 2016)
• Analysis of the capacity of settlements to accommodate additional growth
(regardless of other policy considerations such as Green Belt)
• Consideration of sites submitted to the local plan ‘call for sites’ process
• a Sites Assessment Document that condenses all the associated evidence base
reports above together
• The Sustainability Appraisal
LUC Central Bedfordshire and Luton Green Belt Study (Nov 2016) 8

7.3

A joint Green Belt study has been undertaken by Luton and Central Bedfordshire
Council’s to inform the CBLP and the future review of the Luton Local Plan. The
study provides an independent review of the Green Belt in the study area.

7.4

The Green Belt Study considered large parcels of land around the edges of
settlements, including towns and large villages, with regard to their contribution
to the five purposes of the Green Belt as defined by the NPPF at paragraph 80 to;
• check the unrestricted sprawl of large built up areas
• prevent neighbouring towns merging into one another
• assist in safeguarding the countryside from encroachment
• preserve the setting and special character of historic towns, and;
• assist in urban regeneration, by encouraging the recycling of derelict and other
urban land.

7.5

The study states at paragraph 1.4 that it, ‘is a high level assessment which does
not advise on suitability of land for development’ (emphasis added). The

https://centralbedfordshire.jdiconsult.net/documents/pdfs_12/central_bedfordshire_and_luton_green_belt_study.pdf
8
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document forms part of the evidence base for the CBLP and will be used to
determine an appropriate strategy for growth across the authority area as a
whole and specifically within the Green Belt.
7.6

The study is a two stage process including a Stage 1 desk based assessment to
consider sites against the five purposes of the Gren Belt described in para 7.4
above, and an additional Stage 2 assessment of all those parcels identified at
Stage 1 as making a ‘relatively weak’ contribution to the Green Belt.

This

methodology was employed to ensure consistency with a Stage 1 Luton Green
Belt study undertaken in 2013.
7.7

Stage 2 assessment included site visits to 29 parcels and allowed for more
detailed and forensic assessment of smaller parcels within the original parcels
identified as performing poorly against Green Belt purposes.

7.8

The study identified a suite of sites that would be suitable for release from the
Green Belt for further consideration through the plan making process.

7.9

The study noted the requirements of NPPF paragraph 83 that states that Green
Belt boundaries should only be altered in ‘exceptional circumstances’ and that in
defining any new emerging boundaries that local authorities should have regard
to, ‘their intended permanence in the long term so that they should be capable of
enduring beyond the plan period’.

7.10

Table 4.1 of the Green Belt Study provides assessment ratings for all parcels
considered at Stage 1. For the inset village of Eaton Bray just two large parcels of
land were considered, demonstrably land to the west (EB1) and land to the east
of the village (EB2). Table 1 below compares the outcome of the study and the
areas considered are shown at Figure 1.
Table 1: Outcomes of Green Belt Study for Sites at Eaton Bray

EB1

Purpose 1

Purpose 2

Purpose 3

Purpose 4

Weak/no

Relatively

Strong

Weak/no

contribution

weak

Contribution

contribution

contribution
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EB2

Weak/no

Moderate

Relatively

Weak/no

contribution

contribution

strong

contribution

contribution
Source: Central Bedfordshire and Luton Green Belt Study (Nov 2016) pp.28

Figure 1 – Parcels Considered at Eaton Bray in Stage 1 Green Belt Review

Source: Central Bedfordshire and Luton Green Belt Study (Nov 2016) pp.20

7.11

The Green Belt Review recommended that Eaton Bray remained as an inset
village within the Green Belt. It also recommended that area EB1 be considered
further through the Stage 2 assessment while EB2 not be taken further as ‘All of
the land within the parcel is considered to make a strategic contribution to the
purposes of the Green Belt’, however quite clearly that is not borne out by the
findings of Table 1. Parcel EB1 is clearly shown as making a ‘Strong Contribution’
to Purpose 3 and Figure 4.5 of the Green Belt review demonstrates this as a
conclusion ‘Highest Contribution each Stage 1 Parcel and Broad Area makes to a
Green Belt Purpose’.

7.12

The Green Belt study is therefore internally inconsistent as a study and is
unsound.

7.13

The reasoning given for further consideration of EB1 was that, ‘Fields at the
junction of Totterhoe Road and The Rye, and to either side of The Meads
(including allotments to the west) may make a weaker contribution to Green Belt
purposes.’
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7.14

Appendix 1 of the Green Belt Study provides further evidence on each of the
parcels considered at Stage 1 and Stage 2. EB1 comprised 195.5ha and stretched
some 2 km to the west of the village, while EB2 comprised 265.2ha comprising
the whole area between the north and east of Eaton Bray and the village of
Totternhoe.

7.15

My clients site comprises a very small part of EB2 and yet despite its location
immediately adjacent to the village the findings of the parcel in which it lies are
affected by the fact that the whole of EB2 is a much large parcel. Little regard is
paid to considering the merits of the far smaller parcel that comprises my client’s
site.

A Landscape Appraisal of the site prepared by Pegasus is attached at

Appendix 3, this demonstrates that my clients site scores very weakly against
Purpose 3 of the Green Belt ‘Safeguarding the Countryside from Encroachment’
as it is contained within an existing strong hedge and tree belt to the east and
north east; however, the Green Belt Study finds that Parcel EB2 makes a
Relatively Strong Contribution to this Green Belt purpose. My client submits that
the findings of the Landscape Appraisal attached at Appendix 3 be given further
consideration by the planning authority.
7.16

It is submitted that the authority has failed to undertake an appropriate
assessment of Green Belt parcels for the purposes of informing a strategy for the
location of development for the plan period and for the potential of sites to be
allocated for development as the study has only sifted out and considered further
those smaller areas of Green Belt parcels that perform poorly against the five
national Green Belt criteria.

7.17

It is submitted that to accommodate the substantial quantum of residential
development required within the plan period, and to rebalance housing delivery to
the south of the authority to help meet Luton’s unmet housing need, that the
authority will need to adopt a strategy that includes Green Belt releases over and
above those that perform poorly against the five purposes of the Green Belt and
are considered in the Stage 2 section of the Green Belt report.

7.18

Indeed, paragraph 84 of the NPPF states that,
“When drawing up or reviewing Green Belt boundaries
local authorities should take account of the need to
promote sustainable patterns of development. They
should consider the consequences for sustainable
development of channelling development towards urban
areas inside the Green Belt boundary, towards towns and
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villages inset within the Green Belt or towards locations
beyond the outer Green Belt boundary’ (emphasis
added).”
7.19

It is submitted that the Green Belt study should have considered, in its Stage 2
assessment, all those field parcels located adjacent to settlements identified as
‘Large Villages’ and inset within the Green Belt in the CBLP. This would have
included my client’s sites at Eaton Bray.

7.20

Furthermore, should an empirical methodology be applied to assess the colour
scoring at Table 1 using the following scoring technique then both EB1 and EB2
achieve the same score in the Green Belt Study. On this basis it is unreasonable
that the authority’s consultants have favoured EB1 for Stage 2 consideration over
EB2 – it is submitted that both sites should have been taken forward to Stage 2
and that my clients site has not been given due consideration as a result, despite
it’s potential to meet the guidance contained in paragraph 84 of the NPPF.
Table 2: Green Belt Review with empirical scoring
Purpose 1

Purpose 2

Purpose 3

Purpose 4

Total
Score

EB1

EB2

Weak/no

Relatively weak

Strong

Weak/no

contribution

contribution

Contribution

contribution

(0)

(1)

(4)

(0)

Weak/no

Moderate

Relatively

Weak/no

contribution

contribution

strong

contribution

(5)

contribution

(0)
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7.21

Furthermore, the planning authority have failed to take forward the findings of
the Green Belt study in the consideration of site for potential allocation, this
matter is explored further below.
Enfusion Settlements Capacity: Initial Study (June 2017)

7.22

This study, prepared by Enfusion, was commissioned to provide an assessment of
the overall sustainability of settlements within Central Bedfordshire., it is an
objective

study

to

determine

how

much

growth

could

sustainably

be

accommodated within existing settlements.
7.23

This

study

identified

the

capacity

of

Eaton

Bray

to

accommodate

new

development as ‘Low’, ie: that is has the ability to accommodate up to 50 new
dwellings, it was also shown to be have a ‘Low’ capacity without a Green Belt
release, indicating that the study considers the settlement has the services and
facilities to serve a further 50 dwellings with, or without, a Green Belt release.
7.24

The study made, ‘no assumption with regard to the performance of the Green
Belt, nor any recommendations regarding the desirability of its release in any
given location’.

7.25

The findings of this study which scores Eaton Bray as ‘Low’ is challenged given
that the settlement has a primary school, shares a GP surgery with the adjoining
village of Edlesborough, and lies in close proximity to the Luton, Dunstable and
Houghton Regis employment areas. The village lies off the A505 which connects
to the new A5-M1 link allowing for access to the M1 in 10 minutes. The village is
therefore very well linked to the strategic road network. Moreover, only 31
dwellings have been built in the village in the past 10 years, a growth rate of only
2.74%.
Site Assessment Technical Document (July 2017) 9

7.26

This document provides the initial site assessments for sites submitted in
response to the Council’s ‘Call for Sites’ process. The document is clear that it
does not consider the suitability, availability and achievability of sites in the way
that a Strategic Housing Land Availability Assessment (SHLAA) would, but that it
‘identifies those sites that are considered worthy of further assessment and those
which are not’.

https://centralbedfordshire.jdiconsult.net/documents/pdfs_18/site_assessment_technical_document.pdf
9
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7.27

The document states that a full SHLAA will be available to accompany the
Regulation 19 consultation version of the plan. The methodology for the Site
Assessment study was a three stage process with stage one providing a screening
stage. Those sites meeting the criteria of Stage 1 would then progress on to
Stage 2 for detailed input from those within the Council concerning ecology,
heritage etc. At the end of Stage 2 a planning balance was applied to decide
whether there were too many constraints for a site top progress to Stage 3.

7.28

Stage 3 considered the viability of the site, and when and if it would be
developed. Appendix D 10 of the report provides the results for submitted sites
with site being listed by village.

7.29

Of particular note is the fact that all the sites submitted at Eaton Bray fail at
Stage 1 or Stage 2 – with most sites failing at Stage 1B or 1E owing to their
location within the Green Belt with the outcome that the site should be ‘excluded
from the Local Plan process’.

7.30

A plan showing those sites submitted to the call for sites process in Eaton Bray is
attached at Appendix 4.

7.31

My clients site is listed as NLP483 ‘Land off Eaton Park’. The report states that the
‘Site fails at Stage 1E – it is located in the Green Belt and has not been identified
as a parcel that is making only a relatively weak, weak or no contribution to the
wider Green Belt. In addition, it does not fulfil criteria to be considered for
exceptional circumstances.’

7.32

Comments above on the unsound nature of the Green Belt Study have been
made and we ask the Council to take account of these however we understand
that the principle reason why site NLP483 fails at Stage 1E is that it does not
have a capacity of 100 dwellings or more. We cannot see the justification for the
size limit of 100 dwellings 11 (Criteria 15A Site Assessment Technical Document
Appendix C).

In cases of large villages, such as Eaton Bray, the imposition of

such a constraint could prevent the 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.
https://centralbedfordshire.jdi-consult.net/documents/pdfs_18/appendix_dv6.pdf
https://centralbedfordshire.jdiconsult.net/documents/pdfs_18/site_assessment_technical_document_appendix_c__site_assessment_criteria.pdf
10
11
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7.33

In addition larger sites of 100 dwellings or more are more likely to attract the
national house builders and it is this category of builders, particularly the top 3 or
4 in size terms, who are likely to want to build their own standard housing types
with a lesser degree of mix and which tend to ignore resident’s wishes for
example on specialist housing. The small and medium size house builder are
more likely to engage with Parish Councils over the type and design of housing on
smaller sites added to which the recent Housing White Paper seeks to introduce
more variation in site size precisely to encourage the small and medium sized
builder. In the case of site NLP483 my client has already indicated its willingness
to incorporate specialist housing such as bungalows (please see Master Plan
appended) and they are happy to also consider incorporating a small proportion
of self build within the scheme.

Table 2 - Stage 2: Suitability Detailed Assessment
Question
16
17

Topic
Previously
Developed
Land
Community

18
19
20

Cumulative
Impact

21

22

Physical
Constraints

23

Relationship to
Settlement

24

Agricultural
Land Quality
Transport and
Access to
Services

25
25a
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Detail
Is the site PDL

RAG

Is site an allocation in
emerging
Neighbourhood Plan?
Has any community
consultation taken
place?
Impact on
sustainability of
settlement
Level of housing
growth in past 10
years in Parish?
Level of housing
growth if extant
permissions
implemented?
Physical constraints or
permanent features
affecting site?
Relationship to
settlement pattern?

Primary/Lower School

Comments

NP not yet
sufficiently
advanced for
allocations
Yes
No

None
Adjacent to
edge of
settlement
Predominantly
Grade 3

Eaton Bray
Academy (4Page | 24
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25b
25c

Middle School
Secondary/Upper
school
GP surgery/ medical
centre?
Retail Provision
Distance to bus stop
with hourly service at
peak times?
Distance to nearest
train station
Accessible from
existing road network

25d
26
27
28
29
School
Capacity

Do local schools have
capacity at all tiers?
What commitment is
there to address this?

32

Utilities

33

Drainage &
Flooding

34

Environmental
Health

Is there capacity for
all required
infrastructure
Conclusion of
sequential approach
to site allocations
Contamination

30
31

35
36
37
38
39

Environmental
Constraints

40

Minerals and
Waste

41

Planning
History
Gypsy &
Traveller
Provision

42
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N/A

11)

In adjoining
Eddlesborough
274m from site
to bus stop

Relevant S.106
contributions to
be made for
education

Adjoining uses
Landscape Character
Heritage/Archaeology
Ecological Assets
Open space/leisure &
GI
Impact on
safeguarded mineral
sites
Any previous
applications

N/A

Page | 25

Willis Dawson Holdings Ltd
Land off Eaton Park Eaton Bray
Representations to Central Bedfordshire Regulation 18 Local Plan Consultation

Stage 3: Achievability
Question
43

Topic
Viability

44

Achievability

45
46

7.34

Detail
Referring to the
consultants Viability
Assessment (July
2017) is site
probability of site
being viable high,
medium or low?
Would any market
factors affect
deliverability?
When can scheme
commence?
Indicative build out
of site?

RAG

Comments

No
0-5 years
Yr 1 – 20
dwellings
Yr 2 – 38
dwellings

Can deliver in
first five years
of plan

Table 2 above clearly demonstrates that if the site were assessed against Stage 2
and Stage 3 criteria it clearly performs very well and therefore should be given
further consideration for the purposes of site allocation.

7.35

The authority has also failed to assess the sites in Eaton Bray against any
emerging strategy for location of development in the emerging Local Plan. Sites
should not be excluded from consideration for allocation in the local plan until the
spatial strategy for the plan is further refined.
Sustainability Appraisal (Enfusion) (July 2017)

7.36

The Sustainability Appraisal Non-Technical Summary (July 2017) 12 makes the
following comments with regard to development in Area A of the CBLP.

7.37

With regard to growth in Area A paragraph 31 identifies the positive effects of
growth as;
• offering opportunities with new development which Gren Belt designation
restricts
•

providing infrastructure around Houghton Regis and Luton with positive
effects for these areas with higher deprivation

• Support provision of housing for Luton HMA
• Key transport corridors provide employment benefits for the area

https://centralbedfordshire.jdiconsult.net/documents/pdfs_12/sa_non_technical_summary_june_2017.pdf
12
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• Good access to open space, recreation and green infrastructure to the benefit
of new and existing communities
7.38

With regard to options for extending villages with good services and facilities the
likely significant positive effects were found to be;
• Potential for improving health and well-being through the provision of new
Green Infrastructure, open space and recreation
• Potential for the provision of good quality housing ..with accessibility to
services and facilities

7.39

With regard to testing Scenarios for growth it is important to note that each
scenario including growth in villages within the Green Belt for Area A(of either
2,000 or 3,000 dwellings, for each Scenario tested apart from ‘Scenario 4: No
growth in the Green Belt’. The outcomes of Scenario 4 were found to be;
• Communities in Area A would fail to benefit from the positive effects of
development – new residents can revitalise communities
• Fails to meet housing needs of the residents and communities located in the
southern half of Central Bedfordshire and unmet need from adjoining areas
•

Strong negative impacts on social sustainability and environmental
sustainability of all new development leap frogged the Green Belt and was
delivered solely in the north of the authority

• Appropriate mitigation can help avoid potential negative effects on loss of
identity and integration for new and existing communities
7.40

Paragraph 58 states that,
“The SA supports growth in Areas A, B and C as having
positive effects on housing delivery and employment.”

7.41

Turning to the main SA document 13 paragraph 5.87 states that;
“There are potential positive effects from new
development for the villages in Area A with regard to
housing and especially if located in those settlements
that have services and facilities. Although this would
require release of Green Belt (GB) land, recent evidence
indicates that some parcels of land only contribute
weakly to GB aims such that likely effects would be
mitigated by directing new development accordingly.”

7.42

It is clear therefore that the SA reports prepared so far to support CBLP plan
preparation are broadly supportive of the release of small parcels of Green Belt at
Category A villages where these parcels perform poorly in terms of their
contribution to the 5 purposes of the Green Belt.

https://centralbedfordshire.jdiconsult.net/documents/pdfs_12/sa_report_june_2017.pdf
13
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7.43

Indeed paragraph 7.5 continues;
“..small and medium sized sites have been identified for
growth locations that are immediately adjacent to a
town or village that is inset in the Green Belt (Area A)
and tested through the SA at this stage as these smaller
growth areas are integral to the overall preferred Spatial
Strategy.”

7.44

The SA Appendix 14, at p.AV-66 tests the delivery of 2,000 new dwellings at
Villages in Area A and concludes that;
“There is some uncertainty remaining at this stage of
assessment for many of the SA Objectives as the specific
location of smaller development in villages and dispersed
throughout the areas is not yet known.”

7.45

It would seem therefore that the SA is a document is internally inconsistent and
the findings of the Appendix do not match the text of the main document.

7.46

What is clear however is that the SA Appendix supports the delivery of new
dwellings at villages in Area A as it would;
• Have positive effects on housing by meeting the housing needs of local
population and potentially providing a mix of development meeting the needs
of different members of the community
• Potentially provide new services and facilities within the local villages, or
enhance existing provision
• Potentially improve and support the vitality of local villages and the local
economy by using local services and facilities
• Provide enhancements to green infrastructure corridors with a minor positive
effect on health
• Potentially provide new sustainable transport infrastructure including bus
stops, footpaths and cycle paths
• Potentially enhance local biodiversity by providing habitat linkages and
appropriate ecological landscaping

7.47

It will be necessary therefore, in order to inform the Regulation 19 consultation,
for the Green Belt study to be amended such that it clearly appraises all small
parcels adjacent to villages inset within Area A to identify those areas that
perform poorly against the 5 purposes of the Green Belt so that they can also be
subject to appropriate SA for consideration for allocation and inclusion in the Reg
19 CBLP. This would also be in accordance with the guidance in paragraph 84 of
the NPPF (see paragraph 7.17 above).

https://centralbedfordshire.jdiconsult.net/documents/pdfs_12/sa_appendices_june_2017.pdf
14
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7.48

The work identified in paragraph 7.43 above needs to be undertaken as the Stage
1 Green Belt Study only looks at the role that broad locations perform with regard
to the five purposes of the Green Belt, not at the role that smaller parcels
adjacent to inset Large Villages perform.

7.49

Should the authority select locations for Area A Large Village growth solely from
the Green Belt Study Stage 1 and Stage 2 there is a risk that the sites chosen
may be more unsustainable; for reasons such as its proximity from major
employment centres or accessibility to public transport; than sites adjacent to
villages with green belt broad locations that currently make a moderate or higher
contribution to the Green Belt and are therefore discounted from Stage 2 of the
Green Belt Study.
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8.

THE CBLP CONSULTATION DOCUMENT

8.1

The CBLP document was published for Regulation 18 consultation between 4th
July 2017 and 29th August 2017.

8.2

The plan seeks to provide for the economic and housing growth requirements for
Central Bedfordshire as well as for the unmet needs of the adjacent authority of
Luton.

8.3

Paragraph 1.4.2 states that the plan,
“shows a number of ‘growth locations’. These are wider
areas either around existing settlements or that broadly
follow new settlement scale proposals. The Plan
proposes
growth
locations
options
that
could
accommodate more homes than will be required at this
stage; the next version of the plan will further narrow
these down to a shortlist of preferred site allocations.”

8.4

As argued above with regard to OAN methodology it is considered that the plan
will need to find additional sites for growth rather than ‘further narrow…down’ the
preferred site allocations.

8.5

Given the potential quantum of growth proposed in Central Bedfordshire 20152035 (42,600-54,960 dwellings on the authority’s own figures) and the need for
the authority to maintain a five-year supply of deliverable sites for residential
development in accordance with Paragraph 47 of the NPPF 15 the authority will
need to rigorously consider how each potential source of housing land supply can
contribute to the overall quantum of sustainable developable land to be allocated.

8.6

Paragraph 151 of the NPPF states that;
“Local Plans must be prepared with the objective of
contributing
to
the
achievement
of
sustainable
development. To this end, they should be consistent with
the principles and policies set out in this Framework,
including the presumption in favour of sustainable
development.”

8.7

The Draft CBLP proposes a strategy that considers the following potential sources
of land supply;
• Urban Capacity
• Brownfield sites

15

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/21
16950.pdf
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• Strategic Allocations in the Green Belt on the edge of Luton
• Large scale new communities (minimum 1500 dwellings)
• Small scale growth in Large Villages
8.8

If the authority is to maintain a healthy five year land supply and hit the high
annualised delivery rates proposed then certainty over the delivery of allocations
will be paramount.

8.9

The length of time that new settlements take to deliver is well documented 16. A
strategy that is heavily dependent on this source of supply to meet housing need
within the plan period is at risk owing to the length of time taken to deliver the
infrastructure and new dwellings proposed. Moreover, a strategy that proposes
more than one new settlement within a single Area of Search is at further risk as
each new settlement will be in competition with the other.

8.10

The NLP report ‘Start to Finish’ (Nov 2016) states that local plans should,
“….allocate more sites rather than less, with a good
mix of types and sizes, and being realistic about how fast
they will deliver so that supply is maintained throughout
the plan period…”

8.11

The report evidences that the planning approval period of schemes of 2,000 plus
dwellings is 6.1 years, with average time for sites over 500 dwellings being 5
years (70 large sites assessed).

8.12

The Draft CBLP proposes the following options for development;
• 3 villages near Apsley Guise (around 3,000 homes & employment land) (Area
C)
• 4 villages in Marston Vale (around 5,000 homes & 40ha employment land)
(Area D)
• 4 villages east of Biggleswade (around 3,000 homes & 4.6ha employment
land) (Area B)
•

A 4,000 home urban expansion to the north of Luton (Area A)

•

A 2,000 home urban expansion to the west of Luton (Area A)

•

A 2,000 home urban expansion to the east of Arlesey (Area C)

•

500 homes at Wixams (Area C)

• A new Market Town near Tempsford of around 7,000 homes (Area C)
8.13

It is submitted that such a heavy reliance on strategic allocations and new
settlements as a plan making strategy is of itself unsustainable and that further

http://lichfields.uk/content/insights/?article=start-to-finish-how-quickly-do-largescale-housing-sites-deliver
16
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consideration should be given to extensions to existing settlements that are
located in sustainable locations close to existing urban centres and areas of
employment.
8.14

It is also submitted that it would be unlikely for large settlements to deliver a
total of total of 12,500 homes in Area C, 6,000 homes in Area A and 3,000 homes
in Area B and 5,000 homes in Area D all before the end of the plan period in
2035, which is only 18 years hence – this would require a delivery rate of 1,472
dwellings per annum starting immediately.

8.15

The CBLP states that not all these growth options will be taken forward into the
Regulation 19 version of the CBLP however concern is expressed over an over
reliance on new settlements to deliver a high percentage of the plans housing
requirements when existing settlements with existing infrastructure, services and
facilities can accommodate growth, such as Large Villages in the Green Belt, and
in particular my clients site at Eaton Bray.

8.16

Paragraph 7.5.1 of the CBLP, the Spatial Strategy Approach, states at the final
bullet that the Plan seeks to:
“Deliver housing need identified for the Luton HMA and
some unmet need from Luton close to where it arises
where there is capacity to do so sustainably. This will be
either through strategic extensions close to Luton’s
urban edge or through moderate extensions to existing
villages and towns with good connectivity and access to
services. This will mean releasing some Green Belt land
where exceptional circumstances can be demonstrated.”

8.17

Paragraph 7.6 details the proposed growth locations within Area A (Eaton Bray is
located within Area of Search A.) This section of the CBLP describes how it will be
necessary for the Plan to accommodate the unmet housing need of Luton and
that to provide for this unmet need where it arises will require the release of
Green Belt land, where ‘exceptional circumstances’ can be demonstrated.

8.18

Paragraph 7.6.5 states that;
“These new homes will either be in the form of strategic
sites that are closely related to Luton’s urban edge and
deliver significant levels of growth to meet need where it
is arising; or in the form of highly sustainable extensions
of a more moderate scale to large towns and villages
that are inset in the Green Belt; where there is a good
level of services and connectivity and where sites are
available that would not detrimentally impact on the
openness of the Green Belt” (emphasis added).
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8.19

Paragraph 7.6.6 states that the Growth Locations being considered in this area
are:
• North of Luton – around 4,000 homes
• Limited extensions to larger towns and villages within the Green Belt (around
2,000 homes collectively)
• West of Luton (around 2,000 homes)
• M1 junction 11a (around 40 ha for employment)

8.20

It is clear therefore that part of the growth strategy being pursued by the CBLP is
the moderate growth of ‘larger towns and villages within the Green Belt’. My
client submits that the strategy for growth within Area A should increase
development at larger towns and villages in the Green Belt from 2,000 to 4,500
in order to help met the unmet needs of Luton and to address the delivery issues
that may be experienced from allocating large site in Areas B-D. It is well
documented, as previously argued, that delivery from large strategic allocations
can be slow and would prejudice delivery of the required number of homes over
the plan period. An alternative is to increase housing delivery by allocating a
larger number of smaller site from the Green Belt, each with the capacity to
deliver quickly.

8.21

Given that this is stated verbatim in the Draft CBLP and that the Settlement
Capacity evidence paper clearly stated that Eaton Bray has ‘Low’ capacity for
additional development, ie: that it can accommodate up to 50 new dwellings then
it is reasonable to assume that small scale release of the Green Belt could occur
at Eaton Bray to accommodate new housing growth if exceptional circumstances
were proven. Notwithstanding this point my client challenges the ‘Low’ scoring for
Eaton Bray as submitted above concerning this evidence base document owing to
the immediate access to services and facilities that it offers including primary
school and GP surgery and its proximity to the strategic road network which
affords access to the M1 in under 10 minutes.

8.22

Moreover, Policy SP1 of the CBLP clearly states that within Area A village
extensions to inset Green Belt villages will be considered for further assessment
of their sustainability and deliverability for new residential development.

8.23

With regard to paragraph 7.9.5 of the CBLP the planning authority should work
pro-actively with those communities in villages inset in the Green Belt who are
preparing Neighbourhood Plans so that those that want to grow and enable the
provision of affordable homes, or accommodation suitable for the elderly are able
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to do so. Liaison between the planning authority and the community can enable
suitable sites to be identified. Furthermore. the removal of these sites from the
Green Belt could be consulted on in the Regulation 19 Consultation of the CBLP.
8.24

In considering Green Belt amendment through the CBLP the authority should
consider whether reserve sites are allocated in the plan as the NPPF, at paragraph
83, places a strong emphasis on ensuring that the Green Belt is amended with an
eye to its permanence for ‘the long term’. That is, it should not be necessary to
amend it again during review of the CBLP as sufficient land should be released
through the current round of plan making to accommodate future growth
requirements.

8.25

Given that the total updated growth requirements of Luton are still unmet
according to the most recent evidence provided in the Central Bedfordshire and
Luton SHMA update (July 2017), even with the CBLP accommodating 7400
dwellings, it will be necessary for future reviews of the CBLP to consider further
growth locations to accommodate Luton’s unmet need. Given that need is best
met closest to where it is arising it is should be located in sustainable locations in
close proximity to Luton – this may be within the Green Belt. There will be a need
therefore not only for allocations for residential development in the Green Belt in
the CBLP but also for reserve sites to be allocated.

8.26

Paragraph 9.2.4 of the CBLP states that;
“Evidence produced in support of this Plan demonstrates
that locating all growth beyond the Green Belt would
have serious consequences for the sustainability of
settlements both within and outside the Green
Belt…..overdevelopment
in
the
north
of
Central
Bedfordshire threatens the character and identity of
existing communities, and risks putting excessive
pressure
on
existing
services
and
facilities………Conversely our Green Belt settlements
have seen very limited development in the past due to
the presence of Green Belt, and it is considered that
some growth is needed here in order to maintain their
sustainability and ensure continued provision of services
and facilities.”

8.27

Paragraph 9.2.5 commits to meeting Luton’s ‘unmet need’ in the CBLP ‘as close to
the Luton conurbation as possible.’ It carries on to state that,
“Consultation and evidence prepared to inform this Local
Plan told us that growth in the south was supported
because of its proximity to key services in the urban
centres of Dunstable, Houghton Regis and Luton.
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Evidence also supports a more modest Green Belt release
around Large Villages that are inset in the Green Belt,
have a good level of local services and where sites are
available that did not impact on the openness of the
Green Belt.”
8.28

Paragraph 9.2.6 continues,
“Whilst we have considered ways in which we can
maximise the sustainable development sites beyond the
Green Belt, including through site layout and optimising
densities, nevertheless, given the scale of growth it will
be necessary for some limited release of land from the
Green Belt in order to ensure the delivery of balanced
sustainable growth across Central Bedfordshire as a
whole. These are the ‘exceptional circumstances’ which
the Council believe justify the limited release of some
Green Belt land.” (emphasis added).

8.29

Paragraph 9.3.1 states that a future Stage 3 Green Belt Study will help to inform
which Green Belt land could be released for development, and it is indicated that
the preferred sites for Green Belt release will be consulted on in the next version
of the plan. However, my clients site failed to reach Stage 2 of the Green Belt
Study and therefore is unlikely to be taken forward to a Stage 3 Green Belt Study
– despite it being a small suitable, available and deliverable site on the edge of an
inset village in Search Area A.

8.30

Paragraph

9.4.1.

states

that

favourable

consideration

will

be

given

to

‘development proposals that will actively improve the character and quality of our
Green Belt’.
8.31

Paragraph 9.5.2 states that;
“Planning permission for inappropriate development will
only be granted where demonstrable, very special
circumstances which outweigh the harm to the Green
Belt can be demonstrated. These will be determined by
the Council on a case-by-case basis, but may include
proposals which have clear community support as
demonstrated via inclusion in an adopted Neighbourhood
Plan.”

8.32

Policy ‘SP3: Development in the Green Belt’ reiterates the point made at
paragraph 8.31 above stating;
“Very special circumstances justifying inappropriate
development on a site within the Green Belt will be
determined by the Council on a case-by-case basis”
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8.33

My client supports this policy as the very existence of this phrase in a policy
indicates that the authority is prepared to consider inappropriate development in
the Green Belt where ‘very special circumstances’ can be proven for the purposes
of decision taking.

8.34

However, for the purposes of plan making the authority have already indicated
the ‘exceptional circumstances’ that exist to merit the release of some Green Belt
sites for residential development purposes (see para 8.28 above).

8.35

To recap therefore and to serve as a summary, the exceptional circumstances
that exist that merit the reconsideration of my client’s site at Eaton Bray for
allocation for residential purposes through the CBLP are as follows;
• The CBLP needs to provide sites to help meet Luton’s un-met housing needs
• It is reasonable to assume that un-met needs should be met close to where
they are arising. The Gloucester Cheltenham and Tewkesbury Joint Core
Strategy Inspector (Elizabeth Ord) stated in her Interim Findings (May 2016)
that;
“54. The primary reason for allocating urban extensions
around Gloucester and Cheltenham is to meet the unmet
needs of Gloucester and Cheltenham where that need
arises. The proposed apportionment would not have
fulfilled this aim. Keeping matters simple and allocating
Gloucester’s
strategic
allocations
to
Gloucester,
Cheltenham’s to Cheltenham, and those in the wider
Tewkesbury Town/Ashchurch area to Tewkesbury, is the
most logical and effective way forward. This is my
recommendation, which the JCS team accepted verbally
during the March hearings and which is reflected in the
most recent housing trajectory.” 17
• Luton’s unmet housing need should therefore be provided for where it arises –
in the south of the District through a mix of sustainable urban extensions and
the growth of Large Villages inset in the Green Belt as evidenced by the SA.
• A strategy that relies solely on large strategic allocations, be they urban
extensions or new town or villages settlements is unlikely to be found sound as
it fails to account for other smaller sites that could reasonably be released
from the Green Belt, without harm to the five national Green Belt purposes,
that would help to contribute to the authorities housing land supply.
• It is also unlikely that a strategy that relies soley on large strategic sites will
be able to deliver the quantum of development required within the plan period
owing to the lead in and build out times associated with these large
developments.
• Small sites on the edge of ‘Large Villages’ are likely to deliver quickly, they do
not need the same level of infrastructure provision as large strategic
allocations as they utilise existing services and facilities.

http://www.gct-jcs.org/Documents/Examination-Document-Library-6/EXAM232---JCSInspectors-Interim-Findings---31052016.pdf
17
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• Eaton Bray is a ‘Large Village’ that is inset in the Green Belt – this is evidenced
in the CBLP. The CBLP acknowledges that such villages could accommodate
growth and that further consideration will be given to their suitability and
sustainability as locations for growth in the next version of the plan.
• The Settlement Capacity evidence base document for the CBLP identified that
Eaton Bray could accommodate up to 50 new dwellings (with or without a
Green Belt release), notwithstanding this it is considered that the evidence
base document considerably underestimated the ability of Eaton Bray to
accommodate new development.
• The Stage 1 Green Belt Study incorrectly failed to consider the contribution my
client’s small parcel of land made to the five purposes of the Green Belt and
considered it as part of a much wider land parcel that affected the overall
outcome of the study for my clients site.
• If empirical scoring is applied to the Stage 1 Green Belt study then my clients
site achieves the same score as the other Eaton Bray site, in which small
parcels were identified as performing poorly against the five purposes of the
Green Belt.
• The site has been subject a local public consultation exercise within the village
when there was the opportunity for the community to comment on the
development proposals. The outcome of the consultation resulted a variety of
views with the fact that new development at Eaton Bray was required and that
the site could provide both affordable housing and units suitable for the elderly
commented on.
• Compensatory improvements to the environmental quality of the Green Belt
will be made through the bringing forward of the site in accordance with the
tenor of CBLP policy.
• The Housing White Paper ‘Fixing our Broken Hosing Market’ (February 2017)
supported the sustainable growth of rural villages as well as the need to review
Green Belt boundaries in order to accommodate housing growth when all other
reasonable housing options have been fully explored.
• The CBLP states that the authority considers there are exceptional
circumstances that require the release of Green Belt sites in order to meet
housing needs.
• The CBLP is not a Strategic Core Strategy, it is an emerging Local Plan,
therefore it will need to identify sufficient allocations to meet its housing
requirements, it cannot rely on a daughter Site Allocations Development Plan
Document at a later point in time to identify site allocations to meet housing
needs.
• My clients site is suitable for residential development, it is available and,
notwithstanding its Green Belt designation, it is deliverable. The site could
contribute to the authority’s five-year housing land supply.
• A full suite of technical documents has been prepared including assessments
relating to highways, landscape and visual, drainage and services, design and
access, ecology and archaeology. These can be provided to the Council at the
appropriate time.
• The site can deliver 58 units with a mix of type and tenure including policy
compliant affordable housing and housing to meet the needs of elderly
residents.
• The site can provide community infrastructure including a locally equipped
area for play and a school drop off zone.
AUGUST 2017 | LF | W.0329

Page | 37

Willis Dawson Holdings Ltd
Land off Eaton Park Eaton Bray
Representations to Central Bedfordshire Regulation 18 Local Plan Consultation

• The site is sustainably located, it is 6 miles from the local employment centres
of Leighton Buzzard, Houghton Regis and Dunstable and a little further distant
from the major settlement of Luton. The site has good highway connections
with all these employment centres and the village it also served by public
transport.
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APPENDIX 1
SITE PLAN
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APPENDIX 2
INDICATIVE SITE LAYOUT
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APPENDIX 3
LANDSCAPE APPRAISAL
(SUBMITTED AS A SEPARATE DOCUMENT)
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APPENDIX 4
SITES SUBMITTED TO THE CALL FOR SITES
PROCESS FOR EATON BRAY

AUGUST 2017 | LF | W.0329

