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1.0 Summary
1.1

Arrow Planning Limited on behalf of Denison Investments Limited has
prepared this response to the consultation on the Central Bedfordshire
Local Plan 2015-2035 Draft Plan July 2017 and evidence base.

1.2

It principally relates to 6 sites within Central Bedfordshire that are being
promoted through the Plan for residential development and, in total,
could potentially deliver c.546 dwellings in sustainable locations to help
meet the areas needs.

1.3

Denison Investments have a proven track record of delivering high quality
schemes in sustainable locations in Central Bedfordshire, with a history of
working in partnership with the Council.

1.4

These representations consider the level of housing need in the Plan; the
approach taken in reviewing the Green Belt; provide additional
information and landscape assessments in respect of the sites which
demonstrates why they are appropriate and should be allocated for
development in the Plan; and further information to confirm the sites
availability, deliverability and information in respect of background
studies that have been undertaken.

1.5

The representations also query the approach to formulating the OAN in
the SHMA (May 2017). They have identified a deviation from the
requirements of the PPG in identifying OAN, and as a result a shortfall of
over 7,000 dwellings has been found. The OAN should therefore be
increased to 39,567 dwellings and the growth strategy in the Plan
updated accordingly.
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2.0 Introduction
2.1

These representations have been prepared by Arrow Planning Limited
and are submitted on behalf of Denison Investments Limited. They
respond to the consultation on Central Bedfordshire’s Local Plan 20152035 Draft Plan July 2017 (CBLP) and accompanying evidence base.

2.2

Denison Investments Limited are the promoters of the following sites
within Central Bedfordshire:
•
•
•
•
•
•

Land off Goswell End Road, Harlington (CBC Ref
NLP303/ALP123);
Alma Farm, Toddington (CBC Ref NLP411);
Land at Warren Farm Phase 2, Ampthill (CBC Ref
NLP412/ALP343);
One-O-One Field, Ampthill Road, Flitwick (CBC Ref
NLP397/ALP345);
Land at Leighton Road, Hockliffe (CBC Ref NLP413/ALP125);
Land to the North of Shefford Road, Clifton (CBC Ref NLP361).

2.3

Denison Investments have a proven track record of working in
collaboration with other landowners and local authorities to deliver sites
in separate ownership. In Central Bedfordshire, Denison Investments
have worked collaboratively with the Council to bring forward a strategic
employment site in Biggleswade. Similarly in Ampthill, Denison
Investments worked with the adjoining landowners to secure planning
permission for 410 dwellings, which are currently under construction.
Denison Investments has a house building company within the group,
Water End Homes, which is active locally and is currently constructing 62
homes on Goodmans Meadow at Cranfield, delivering a development that
is of a notably higher standard than others in the area.

2.4

Denison Investments have been (and continue to be) involved with the
promotion of all of the sites for some time, and can confirm that each site
is available, achievable, and deliverable. The sites are free of constraints
and can come forward immediately, delivering housing in the 0-5 year
period thus helping the Council achieve a 5 year supply of housing land.

2.5

In total, the 6 sites would deliver c.546 dwellings across 6 different
sustainable locations throughout Central Bedfordshire. This represents
an important contribution to the area’s housing land supply, and by being
subdivided across multiple sites in different locations delivery will not be
delayed by long start up periods associated with the delivery of big
strategic sites which are dependent on major infrastructure upgrades.
The sites could also provide new community woodlands in Harlington and
Clophill, providing social and environmental benefits for the wider
community.

2.6

These representations are provided in two parts. Part A provides
background and considers the Local Plan and Housing Need for Central

CBC DRAFT LOCAL PLAN JULY 2017 REPS 5

August 2017

Bedfordshire. Part B considers each of the promoted sites and their
assessment within the Evidence Base documents.
2.7

In the case of each site a number of technical studies have already been
completed. Whilst not submitted with these representations, the technical
studies can be made available upon request to assist the Council in their
consideration of the sites. The technical studies have been used to inform
the production of illustrative Masterplans that show the scale of
development that could be achieved on site. The Masterplans
demonstrate how the numbers proposed for each site are realistic
assumptions based on good planning and design principles, having regard
to existing CBC Design standards. The Masterplans for each site are
included as Appendices at the end of this document.

2.8

Finally, in the case of four of the sites (Harlington, Toddington, Ampthill
and Flitwick) separate reports have been prepared to assess any
landscape impacts and whether the sites perform Green Belt functions.
These reports have regard to the smaller site areas, as opposed to the
Council’s Green Belt assessment that only considers the sites as part of
much larger parcels. The reports are submitted alongside these
representations and should be read in conjunction with them.
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Part A: CBC Draft Local Plan and Housing Need
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3.0 Local Plan Consultation Document and Evidence Base
3.1

The draft Local Plan proposes a range of 20,000 – 30,000 new homes,
24,000 – 30,000 new jobs and a range of new infrastructure
improvements. For the reasons set out below in the following chapter, we
consider that the number of proposed new homes is too low and the CBLP
should plan for a considerably higher level of growth.

3.2

Denison Investments supports the general approach to distribution in the
CBLP, with new settlements, town and village extensions, and a particular
focus on growth around transport hubs and major transport corridors.

3.3

They also welcome the findings of the Sustainability Appraisal, namely
that the benefit of releasing land from the Green Belt outweighs the harm.
Development in these Green Belt locations is vital to ensuring the vitality
and future regeneration of towns and villages surrounded by the Green
Belt. Without growth in these locations, local housing need will go unmet,
resulting in a loss of residents and workers to other settlements
potentially outside of Central Bedfordshire.

3.4

Having reviewed the evidence base that also forms part of this
consultation, Denison Investments is concerned that due to the high level
approach taken to Green Belt Review a number of appropriate Green Belt
sites have been missed. For the reasons set out in Part B of these
representations, a number of parcels of land, which are smaller than the
strategic parcels assessed in the Green Belt Review, perform little or no
Green Belt function and should be removed from the Green Belt for
development.

3.5

Finally, the Local Plan should take into account the wider benefits
development on non-strategic sites can bring, including, but not limited
to, the provision of new areas of open space and the introduction of public
access into areas currently with no access. This can bring social and
environmental benefits, and accords with the concepts proposed in the
February 2017 Housing White Paper in respect of compensatory
improvements to the environmental quality or accessibility of remaining
Green Belt land, including, for example, community forests.
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4.0 Housing Strategy
Housing Need
4.1

The CBLP covers the period 2015-2035. The CBLP and accompanying
Strategic Housing Market Assessment (SHMA) (May 2017) identify an
Objectively Assessed Need (OAN) for 32,000 new dwellings in Central
Bedfordshire in that period.

4.2

The SHMA considers that long term 10 year migration trends are the most
reliable and robust basis for projecting the future population (para 2.105,
p.39). However, the evidence in the SHMA for deviating from the 2014
CLG Household Projections does not fully justify this deviation – the
criticisms levelled are not sufficiently robust to warrant the use of the 10
year migration trends, and do not take into account the counter argument
critiques of applying a 10 year migration trend. This approach is not
effectively justified in the SHMA and it is not consistent with the Planning
Practice Guidance (PPG) requirements.

4.3

The PPG states that whilst adjustments can be made to household
projections (PPG reference ID 2a-017), these must be “specific to their
local circumstances, based on alternative assumptions in relation to the
underlying demographic projections and household formation rates.” In
particular it states that: “Any local changes would need to be clearly
explained and justified on the basis of established sources of robust
evidence.”

4.4

The SHMA however does not clearly explain or justify this change based
on any established source of robust evidence. Because it is not justified on
the basis of an established source of robust evidence it is therefore not
consistent with the PPG. There is no evidence included within the SHMA
that local circumstances mean a ten year migration trend is more realistic
and appropriate than the household projections and nothing which
justifies not applying the household projection figures.

4.5

As a result the level of growth proposed in the Plan needs to be increased
to meet the full OAN for the area. Applying the CLG Household
projections results in the following OAN figures for Luton and Central
Bedfordshire (and allowing for vacancy/second home rates of 2.6% for
Luton and 4% for Central Bedfordshire):
•

Luton: 24,256 dwellings (1,213dpa rounded)

•

Central Bedfordshire: 39,2567 dwellings (1,979dpa
rounded)

•

Total combined: 63,511 dwellings (3,176dpa rounded)

A full explanation of how this is calculated is included at Appendix 1

4.6

The figures show the difference in OAN between the CLG household
formation rates and the 10 year migration trend. In the case of Central
Bedfordshire, there is a 23% increase of over 7,000 dwellings. The OAN
currently proposed is therefore significantly lower than the actual OAN
and the SHMA and Local Plan should be amended to reflect these figures.
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4.7

The recalculated figure of 39,567 dwellings is very similar with previous
arguments submitted on behalf of our client to the previous iterations of
the emerging Local Plan/Core Strategy, which were based on earlier
evidence of housing need (copies of those representations for comparison
purposes can be provided upon request). The fact that the older and more
recent evidence both point to a similar number shows a degree of
consistency over time (which is key when attempting to project housing
need) and thus further justifies the argument that this is the correct figure
to be applied.

4.8

The emerging Plan will therefore need to be amended to plan for this
additional growth, and additional allocations will be required to meet this
need.
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Part B: Site Assessments
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5.0 Land at Goswell End Road, Harlington
Background
5.1

The land at Goswell End Road, Harlington, was most recently submitted to
CBC in the 2016 Call for Sites (CBC ref NLP303/ALP123), as well as having
been promoted previously. The entire site area measures 13.6ha and
encompasses the land from Goswell End Road with residential
development to the south; the Midland Mainline railway line to the west; a
woodland belt in the north; and Harlington Upper School and playing
fields to the east.

5.2

The previous Call for Sites submission proposed that the site could be
developed for up to 160 dwellings, with new woodland planting creating
environmental benefits.

5.3

A site location plan and illustrative Masterplan showing how the site
could accommodate up to 160 dwellings is located at Appendix 2.

5.4

In addition to the land comprising site NLP303/ALP123, Denison
Investments has now been retained to promote the adjoining site NLP470,
which also fronts onto Goswell End Road. This joint promotion has the full
agreement of both the landowners and allows the two sites to be
developed in a comprehensive fashion. The inclusion of the additional
parcel of land means an additional c.40 dwellings can be delivered,
making a total of up to 200 dwellings and open space across the two sites.

Development Potential
5.5

The Goswell End Road sites can make an important contribution to CBC’s
housing need in a highly sustainable location. The total site area of the
combined sites is 15.5ha, with c.7ha being suggested as a developable
area (although a larger area can be provided subject to the location of the
northern site boundary and new area of woodland). The remainder would
be maintained as open space, with retention of the existing and a new
planted area of woodland.

5.6

CBC’s Site Assessment Technical Document (Appendix D) states that site
NLP303 is to be considered further as part of the Local Plan. The other
site was not considered for further assessment, as it did not meet the
exceptional circumstances test due to its size. CBC’s detailed Site
Assessment (Site Assessment Forms, Harlington), found the following:
•

The site is not at risk of flooding;

•

There are no nationally significant designations on site;

•

The site would be a logical extension to Harlington and there are
no coalescence issues or issues in relation to impact on the
existing settlement;

•

The site has all of the merits that contribute to the identification
of exceptional circumstances (Site NLP470) would now accord
with this requirement when considered in the whole with site
NLP303);
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•

The site has access to a range of services including schools,
doctors and convenience stores;

•

There would be no issues of heritage, landscape, open space or
ecology (subject to appropriate mitigation);

5.7

The Council’s assessment has confirmed the suitability of the sites as a
potential location for development. The assessment incorrectly states that
the site is over 1200m from a railway station, but the southern access
point is only 0.6 miles (c.960m) walk from Harlington Railway Station,
south of the site. It should therefore be amended in that respect.

5.8

The sites are thus in a sustainable location: Harlington Upper School
directly adjoins them; Harlington Lower School is c.170m to the south,
whilst the village centre is c.750m south of the sites. Harlington Station is
a mainline station with excellent connectivity to London, Bedford and
beyond, providing sustainable access to employment and retail
opportunities elsewhere.

5.9

Development here would also deliver a percentage of affordable housing
which help to meet local and wider needs for affordable homes.

5.10

Development of the site also provides an opportunity for ecological
benefits. Part of the proposed development would include a new area of
woodland planting to the north, which would promote biodiversity and
protect and enhance the existing woodlands. Public access could be
provided to these areas that are currently private, providing new areas of
public open space for the benefit of the wider community.

5.11

This new woodland belt would create a new definable permanent Green
Belt boundary that is identifiable both on the ground and on plan.
Transfer of the woodland could take place to the Greensand Trust thus
ensuring its retention for public use in perpetuity. This would be in
accordance with the proposed amendments to National Policy advocated
in the Housing White Paper for compensatory improvements to the
environmental quality or accessibility of remaining Green Belt land
(Fixing our Broken Housing Market, February 2017, para 1.39 bullet point
2 p.28).

Green Belt Review
5.12

The Green Belt Review considers the sites as part of a significantly larger
area of land (86.7ha) under the reference Parcel H1. The assessment of
Parcel H1 notes that the woodland in the northern part of the site “creates
distinction between the fields to the north and land adjacent to the
settlement” (Central Beds and Luton Green Belt Study Appendix 1 p.99).

5.13

The only aspect of Parcel H1 that the review found to make a strong
contribution to Green Belt functions was in respect of safeguarding the
countryside from encroachment. However, this was due to the northern
and eastern parts of the parcel, with the review noting: “the fields in the
south-west of the parcel have more containment and urban influence”
(Central Beds and Luton Green Belt Study Appendix 1 p.99). This is
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coupled with the earlier finding that the woodland has created a
distinction with these fields.
5.14

The Goswell End Road sites should therefore have progressed to the Stage
2 assessment as a distinct parcel on their own. It is clear from the findings
of the Stage 1 assessment that the sites perform a different and lesser
Green Belt function to the remainder of the assessed larger parcel.

Summary
5.15

The land at Goswell End Road is a highly sustainable location that could
deliver up to 200 new dwellings, new public open space (including
woodland) and biodiversity improvements. It is located close to existing
services and facilities and within walking distance of a mainline railway
station with regular train services.

5.16

The sites performed well in CBC’s Site Assessment, raising no technical
issues. The Green Belt Review noted that the sites perform differently to
the wider assessed parcel, with the woodland belt separating the sites
whilst the adjoining developed land to the east and south providing
urbanising influences.

5.17

The sites therefore represent an opportunity to contribute to CBC’s
housing need in an appropriate location, with other benefits arising along
with the delivery of new homes. The sites are readily available now and
can come forward in a holistic fashion to deliver dwellings in the 0-5 year
period of the Plan, thus contributing to the Council’s 5 year housing land
supply.

5.18

The land at Goswell End Road, Harlington should therefore be included in
the next draft of the Local Plan as a proposed allocation for up to 200
dwellings and new public open space including new woodland planting
and biodiversity improvements.
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6.0 Alma Farm, Toddington
Background
6.1

The land at Alma Farm, Toddington, was most recently submitted to CBC
in the 2016 Call for Sites (CBC ref NLP411). It has been promoted to CBC
over the past 10 years and is readily available for development now. The
site measures 6.6ha and is located on the south western edge of
Toddington. It is bordered by residential development to the north and
east, with agricultural buildings and farmland to the west and a covered
reservoir and telecommunications mast and interspersed dwellings to the
south.

6.2

A site location plan and illustrative Masterplan are included at Appendix 3
that demonstrate how the site could be developed for up to 130 dwellings.

Development Potential
6.3

Alma Farm represents an appropriate and logical extension to a large
village in Central Bedfordshire. Toddington is a sustainable location for
development, with a range of services and facilities and located close to
the M1. It is for this reason that it has previously been identified as a
location for growth, with it being named as one of 7 settlements identified
in the South Beds and Luton Joint Core Strategy as settlements to
accommodate c.100-150 dwellings each. The justification for that
previous identification remains, and the village should therefore be seen
as a suitable location for development.

6.4

CBC’s Site Assessment Technical Document (Appendix D) states that the
site is to be considered further as part of the Local Plan. CBC’s detailed
Site Assessment (Site Assessment Forms, Toddington), found the
following:
•

The site is not at risk of flooding;

•

There are no nationally significant designations on site;

•

The site would be a logical extension to Toddington in the south
and there are no coalescence issues or issues in relation to
impact on the existing settlement;

•

Site would be complementary to the existing settlement pattern;

•

Site has all of the merits that contribute to the identification of
exceptional circumstances;

•

Part of the site falls within a parcel of land identified with a
weak Green Belt contribution;

•

Site has access to a range of services including schools, doctors
and convenience stores;

•

There would be no issues of heritage, landscape, open space or
ecology (subject to appropriate mitigation);
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6.5

The Council’s assessment has confirmed the suitability of the site as a
potential location for development. The assessment contains one
inaccurate statement. Under Question 10 it states that the site is in
multiple ownership of 5 landowners. This is entirely incorrect, the site is
in sole ownership and our client is acting as promoter on behalf of the
sole landowner who can confirm that the site is immediately available for
development.

6.6

Access to the site would be taken from Leighton Road, whilst new
pedestrian links could be provided through the site to Alma Farm Road to
the north. From here public footpaths provide access to the nearby
schools on Manor Road and Park Road offering safe access to schools from
main roads – something no other sites in the village would be able to
deliver.

6.7

Development here would also deliver a percentage of affordable housing
which help to meet local and wider needs for affordable homes.

6.8

The western portion of the site would include an enhanced landscape
buffer along the boundary, whilst a sustainable drainage basin could be
provided either in the south west corner of the site where the land
naturally falls or on adjoining land owned by the same landowner.

6.9

The site represents a logical extension to the settlement, and replicates
the previous pattern of development. The illustrative Masterplan at
Appendix 3 demonstrates how the site would continue the settlement
typography in an appropriate manner.

Green Belt Review
6.10

The Green Belt Review considers the site within a significantly larger
parcel (63.5ha) under reference T4. Parcel T4 is only found to moderately
contribute to assisting safeguarding the countryside from the
encroachment, with weak/no contribution in all other regards. The
review finds that there “are fields adjacent to the settlement edge which
have a stronger relationship with the former [the settlement]”.

6.11

The site is subsequently assessed as a standalone parcel T4a in the Stage
2 assessment. The assessment finds that the “stark built edges of
Toddington to the north and east have an urbanising influence that
strengthen the relationship the land within the parcel has with Toddington”
(Central Beds and Luton Green Belt Study Appendix 2&3 p.62). However,
it criticises the lack of strong vegetation on the site boundaries to the
open countryside (despite there only being one boundary to the
countryside) and therefore finds a moderate contribution to safeguarding
the countryside from encroachment.

6.12

The review finds therefore that the only factor limiting the site in Green
Belt terms is the lack of reinforced boundaries on the western and
southern boundaries. It follows that if these boundaries were improved
with stronger planting, the site would then provide a weak or no
contribution to Green Belt purposes.
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6.13

The allocation of the site could therefore include a requirement to provide
additional planting along these boundaries. Land on both sides of the
boundary is within the control of the Alma Farm landowner and therefore
these improvements can be secured as part of the development of the site.

Summary
6.14

The Alma Farm site is sustainably located on the edge of Toddington, a
village well served by a range of services and facilities. The site forms a
natural extension to the village, is free of constraints and, with reinforced
planting on the western and southern boundaries, performs a weak/no
Green Belt function.

6.15

Development here could deliver 130 dwellings in a sustainable location
within walking distance to local schools and shops. In particular this site
can provide safe pedestrian/cycle routes from the site to local schools
avoiding the need to walk along main roads. Development here would
help support the village of Toddington by providing new residents which
would assist the viability and vitality of local shops and services. It would
also provide a proportion of affordable housing that would assist in
meeting local and wider needs.

6.16

The site therefore represents an opportunity to contribute to CBC’s
housing need in an appropriate location, with other benefits arising along
with the delivery of new homes. The site is readily available now and
could deliver dwellings in the 0-5 year period of the Plan, thus
contributing to the Council’s 5 year housing land supply.

6.17

The land at Alma Farm, Toddington should therefore be included in the
next draft of the Local Plan as a proposed allocation for up to 130
dwellings including planting along the western and southern boundaries.
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7.0 Warren Farm Phase 2, Ampthill
Background
7.1

Warren Farm Phase 2 was most recently submitted to CBC in the 2016
Call for Sites (CBC ref NLP412/ALP343). It has been promoted to CBC
over the past 10 years and is readily available for development now. The
site measures 4.2ha located on the southern side of Ampthill. It is
bordered by residential development to the north and west, with
Redborne Upper School also to the west, Redborne Wood and the
Household Waste recycling facility to the east, and commercial woodland
to the south with the A507 beyond.

7.2

The site forms an extension to the Warren Farm development, which is
currently under construction. Warren Farm was an allocation in the
Central Beds North Site Allocations Document for up to 410 dwellings,
with Denison Investments leading the collaborative project that
ultimately secured planning permission for the development.

7.3

The Warren Farm development followed a significant public engagement
exercise, with the formation of a community led Stakeholder Group that
influenced the final development. The proposed Phase 2 development has
the potential to deliver one of the aspirations that arose in the
Stakeholder Group, namely a new access onto the A507 for Redborne
School.

7.4

A site location plan and illustrative Masterplan are included at Appendix 4
that demonstrate how the site could be developed for c.103 dwellings.

Development Potential
7.5

The Warren Farm Phase 2 site provides a logical extension to the Warren
Farm development that is currently under construction. The existing
development adjoins the Phase 2 site and part of the infrastructure for the
Phase 1 site is provided in the Green Belt within the boundaries of the
wider Phase 2 area. The through road, public open space and drainage
basin are all located in the Green Belt on land included within, or
alongside, the Phase 2 land.

7.6

The Phase 2 land currently comprises a commercial poplar plantation.
These trees are grown and harvested as standard forestry practice, and
are not a permanent feature of the landscape. The proposed development
of the site would remove an area of plantation that is now ready for felling
in accordance with normal practices, and see the site developed as an
extension to Warren Farm. The site could provide approximately 103
dwellings as a natural continuation of the current development.

7.7

Furthermore the site provides the opportunity to deliver a new vehicular
access onto the A507. This could take the form of a ‘left in left out’ access,
and has arisen from suggestions from members of the Warren Farm
Stakeholder Group and local residents who participated in the community
engagement that formed part of the Warren Farm Phase 1 outline
application.
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7.8

This access would run along the line of the existing plantation access and
provide a new alternative access into Redborne School. The access would
allow for users of the all weather pitch to access it directly without having
to drive through the school grounds. Importantly, it improves or replaces
an existing poor access route through the school that frequently results in
delays and traffic issues, not to mention the risk of accidents involving
pupils.

7.9

The accompanying illustrative Masterplan has been prepared based on
the detailed technical knowledge of the site and surrounds, which follows
the planning permissions granted on Warren Farm Phase 1. This work has
confirmed that the site is free of any technical constraints. The layout
maintains the open space routes and linkages; the drainage scheme;
Redborne School farm access; and retains a strategic gap to the A507 and
beyond. Development does not extend beyond the built form building line
established by Redborne School with the existing buildings and all
weather pitch. Importantly, it also follows a clearly identifiable, defensible
boundary, which would be reinforced with additional permanent planting
(as opposed to the current commercial plantation) to identify and
maintain the new Green Belt boundary. Furthermore the ownership of
this area could be transferred to an environmental body such as the
Greensand Trust to maintain it in perpetuity.

7.10

In the event that both the Warren Farm Phase 2 site, and the One-O-One
Field site are allocated, then they could deliver a new area of community
woodland in the nearby settlement of Clophill. Further information on
this is provided in Paragraph 8.9 below, and a plan identifying the area of
woodland at Appendix 5.

Green Belt Review and Landscape Assessment
7.11

The Green Belt Review considers the site as part of a 63.4ha parcel along
the southern edge of Ampthill under reference AH2. The Review considers
this a “relatively small parcel” (CBC and Luton Green Belt Study Appendix
1, p.7), yet it encompasses the entirety of Green Belt land along the
southern side of Ampthill. It therefore includes a number of different land
areas and uses, each of which perform a different function to a lesser
degree. The overarching general characterisation of the whole parcel
performing a relatively strong function does not allow for the
consideration of particular characteristics and circumstances of this
particular site. Thus the site has not progressed for further consideration
due to the failings of other parts of the wider parcel that do not apply to
the site.

7.12

The accompanying Assessment by Aspect Landscape Planning finds that
the site is heavily influenced by its proximity to the settlement edge of
Ampthill (particularly the Warren Farm development). The existing
established vegetation on the site boundaries and its immediate context
(with development on two sides), coupled with the site’s topography
ensures that views of the site from the wider setting are limited. Its
contribution to Green Belt purposes is therefore weak/no contribution,
CBC DRAFT LOCAL PLAN JULY 2017 REPS 19

August 2017

with the site instead being an enclosed parcel associated with the
settlement edge of Ampthill.
7.13

The AH2 Green Belt Assessment recognises some of these characteristics
relating solely to this site: under Purpose 3 it that the ‘centre of the parcel’
is separated from the wider countryside by mature tree belts and a thick
block of woodland. Likewise in the description of the parcel it finds that
the “tree lined A507 runs along the southern and western edge providing
strong visual separation”.

7.14

The site should therefore progress for further consideration in the Local
Plan process. The proposed site would still retain a gap of between 70 and
120m+ between the site edge and the A507, whilst the gap to Flitwick is
close to its widest point on the southern side of the A507 here. The site’s
removal from the Green Belt would not lead to coalescence; would not
lead to encroachment on the countryside; and would not affect the setting
of Ampthill or Flitwick and would provide an opportunity for the buffer
landscaping to be owned and managed in perpetuity by an environmental
charity. There are therefore no Green Belt reasons for not removing the
land from the Green Belt and allocating it for development.

Summary
7.15

The Warren Farm Phase 2 site would deliver an extension to the
successful Warren Farm development in Ampthill. It would deliver
approximately 103 new homes as part of an extension to a current
development, on an enclosed site that is seen predominantly in the
context of the settlement edge of Ampthill.

7.16

The site is well screened with mature vegetation on its boundaries, and
does not contribute to the purposes of the Green Belt in this location. The
Green Belt Review recognised the different characteristics of this part of
the wider parcel in it’s assessment, and the site should have progressed
for further consideration as a smaller stand alone parcel. The
accompanying Landscape Assessment evidences this assertion,
confirming that the site does not appear prominent in the wider setting
and is instead a self contained parcel that is seen in the context of
Ampthill’s settlement edge.

7.17

The site would provide a clear defensible boundary that would become
the new Green Belt boundary and retains a large gap (120m+) to the
A507. It therefore would not lead to an erosion of the gap between
Ampthill and Flitwick and would instead lead to the establishment of
permanent buffer planting in place of the current commercial crop of
poplar trees.

7.18

In addition to residential development, the site also provides to the
potential to deliver further community benefits. Firstly, it could deliver a
new access to Redborne School from the A507. This would improve
highway safety by removing traffic from the school grounds where there
is a poor route through the school and allowing access direct to the all
weather pitch and other facilities within the school.
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7.19

Secondly, in conjunction with the allocation of One-O-One Field, the two
sites combined could deliver a new community woodland area at Warren
Wood, Clophill which lies on the southern edge of Clophill as further
explained in Paragraph 8.9.

7.20

The Warren Farm Phase 2 land should therefore be included in the next
iteration of the Local Plan as a proposed site to be removed from the
Green Belt and allocated for development.
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8.0 One-O-One Field, Flitwick
Background
8.1

The land at One-O-One Field, Flitwick (CBC ref NLP397/ALP345), as well
as having been promoted previously. The entire site area measures 3.5ha
and comprises land bordered by the railway line to the west, Froghall
Road to the north west, residential and commercial development to the
north, the Ampthill Road with Flitwick football club to the east, and
residential development to the south. It is entirely enclosed by built form
on all sides bar the western boundary where the railway line extends.

8.2

Immediately adjoining the site to the north is an area of built form located
within the Green Belt comprising a mixture of uses, namely Doolittle Mill
business park; residential dwellings; a petrol filling station; and an area of
land wherein an extant planning permission exists for a 75 bed residential
care home (CBC Ref CB/15/03693/FULL).

8.3

For the reasons set out below the site therefore no longer performs a
Green Belt function, and instead is an appropriate location for
development. The 3.5ha site could provide 83 new homes in a sustainable
location close to existing employment areas at Doolittle Mill and Yard, and
nearby schools and shops.

8.4

A site location plan and illustrative Masterplan are included at Appendix 6
that demonstrate how the site could be developed for up to 83 dwellings.

Development Potential
8.5

The One-O-One Field site did not progress past the first stage of
assessment in CBC’s Site Assessment process as the assessment
considered that the site would cause coalescence between Ampthill and
Flitwick. However, for the reasons set out below, the site would not cause
coalescence and instead should be included as an allocation in the
emerging Plan.

8.6

The site is currently an agricultural field and its setting is characterised by
one of built form. The proposed allocation is for a residential development
of 83 dwellings. This would be contained within the main body of the site,
with the northern parcel maintained in perpetuity as an area of open
space to ensure the retention of a gap between the settlements at this
location.

8.7

The scheme has been informed by technical assessments of highways,
drainage, landscape, ecology and other topics and this work has
confirmed that the site is free of any technical constraints.

Compensatory Open Space
8.8

As identified in Section 7 of these representations, in the event that both
the Warren Farm Phase 2 site and the One-O-One Field site are allocated,
then they could deliver a new area of community woodland in the nearby
settlement of Clophill.
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8.9

The promoter of these sites, Denison Investments, has the ability to
secure an area of 28ha of established mixed woodland at Warren Wood
adjacent to Old Silose Road and Goodwood Close on the southern edge of
Clophill (as identified on the plan at Appendix 5). This area currently
comprises private woodland with no public access save a single public
footpath running from southwest to the northeast corners of the
woodland. However, in the event that development were to come forward
on both Warren Farm Phase 2 and One-O-One field, then these
developments could provide open space contributions that would secure
the delivery of this woodland as new public open space. The woodland
could thus be made available to the public for access, and extend the
important network of public open space in that location that is regularly
accessed by members of both the Ampthill and Flitwick communities.

8.10

The provision of this woodland would secure significant recreational and
environmental benefits for the wider community over and above what
would normally be delivered for developments of this size and that is also
why both sites are required to deliver the woodland. If only one site was
to come forward this could render the proposal unviable.

8.11

The Clophill woodland is not being offered as compensatory Green Belt
(due to its location), but is being offered up in a similar fashion and
follows the principles promoted in the Housing White Paper for
compensatory improvements to the environmental quality of accessibility
of remaining Green Belt land. The Housing White Paper specifically
references community forests (A.62, p.85) as an example of ways to offset
the impact of the removal of land from the Green Belt.

Green Belt Review and Landscape Assessment
8.12

The site falls within Parcel FW1 in the Green Belt Review, a 98.6ha parcel
that encompasses the entirety of the land between the northern edge of
Flitwick and the A507 and Froghall Road.

8.13

Like the previous consideration of Parcel AH2, the description of the
parcel recognises the variance between the different land uses in the
wider parcel area – in this case noting the “urbanising influence” of the
petrol station and football centre that affects the western part of the
parcel. However, once again this distinction is not carried through the
assessment and the site falls at this stage due to the overriding effect of
the other areas of the parcel on the entire parcel’s consideration.

8.14

The Review notes that the existing landscape features would preserve
visual separation between Ampthill and Flitwick, but fails to balance this
against the impact of the narrowing of the gap in this location. Plainly if
the perceived size of the gap does not change (even if the gap has
decreased), it cannot be considered to lead to a merging of towns.

8.15

The accompanying assessment by Aspect proposes a new green buffer
area in the north western part of the site. This area would become a new,
dedicated public open space area, maintaining the gap here in perpetuity
and retain the perception of a gap between settlements at this location. It
would also introduce public access into and environmental improvements
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to an area of land that is currently privately owned and farmed as a
mustard crop. Like the aforementioned potential community woodland at
Clophill, this would accord with the proposed National Policy
amendments contained in the White Paper.

Summary
8.16

The land at One-O-One Field is sustainably located on the edge of Flitwick
and provides an opportunity to deliver new residential development close
to existing jobs and schools.

8.17

Both the Site Assessment and Green Belt Review of the site incorrectly
identify it as performing an important role in respect of coalescence. The
accompanying landscape and visual impact assessment confirms that the
site does not perform this role due to the surrounding land uses and site
boundaries. Instead, it proposes the retention of an area of land in the
north western part of the parcel as a permanent new public open space
area of land.

8.18

Furthermore, when combined with the Warren Farm Phase 2 site, the two
developments could deliver a new area of community woodland on the
south eastern edge of Clophill. This would introduce public access into
private woodland and benefit the wider communities. It would be secured
and delivered by the two combined developments as a form of
compensatory open space.
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9.0 Land at Leighton Road, Hockliffe
Background
9.1

The land at Leighton Road, Hockliffe (CBC ref NLP413/ALP125) was
submitted to the 2016 Call for Sites, as well as having been promoted
previously. The entire site area measures c.1ha and is located in the
centre of Hockliffe, adjacent to the rear boundary of the White Hart pub,
on the southern side of Leighton Road. It is bordered by further
residential development beyond the pub on the eastern boundary,
residential development and an undeveloped parcel of land to the north,
and agricultural land to the south and west.

9.2

The site is available and being promoted on its own as a c.1ha parcel of
land that could deliver 20-30 dwellings. However, it is also being put
forward as a joint promotion alongside the adjoining sites to the south
and west. The site, along with these other sites, is one of a number of sites
that are currently under consideration in the emerging Hockliffe
Neighbourhood Plan as development sites that the Plan is expected to
identify to come forward following the Local Plan amending the Green
Belt boundaries at Hockliffe. More information on the site’s consideration
in the Neighbourhood Plan process is provided below.

Development Potential
9.3

As a stand-alone site, the land at Leighton Road could deliver 20-30
dwellings as an extension to the village. The site is located in the centre of
Hockliffe, within walking distance of local services and facilities including
bus stops, and is in a sustainable location.

9.4

CBC’s Site Assessment found that the site is:

9.5

•

a “logical extension” to the village;

•

would not cause coalescence;

•

has direct access to the strategic road network (the A5); and

•

benefits from access to local facilities such as a lower school,
post office and convenience store.

The site however does not progress any further as it is deemed too small
to make a “strong contribution to housing need” nor is an allocation in a
draft Neighbourhood Plan. However, for the reasons set out below,
neither of those criteria continues to apply and instead the site should
progress for further consideration.

Neighbourhood Planning
9.6

Work has commenced on a Neighbourhood Plan in Hockliffe, with a
designated Neighbourhood Plan Area and a dedicated Neighbourhood
Plan Steering Group producing a Neighbourhood Plan. The consultation
draft Neighbourhood Plan is understood to have been subject to
discussion with CBC and is expected to formally go on consultation in
September 2017. The Neighbourhood Plan is likely to include the site as a
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proposed allocation (subject to the Local Plan amending the Green Belt)
and therefore the site would meet the criteria for consideration further at
Stage 2.
9.7

The site has been promoted to the Neighbourhood Plan Steering Group
and has been the subject of extensive discussions with the Group to assist
them in producing a draft Plan for consultation. The technical work
carried out to inform this process supports these representations and the
illustrative Masterplan included at Appendix 7 that shows how the site
could be developed along with the adjoining sites.

9.8

Through discussing the site with the Neighbourhood Plan Steering Group,
an opportunity has been presented to bring forward the site alongside
adjoining land in a holistic fashion. Therefore, in addition to considering
the site as a single development site, it is being jointly promoted as part of
a larger development to include sites NLP298 and NLP327. These sites
are also under consideration in the Neighbourhood Plan, and delivery of
all three sites would assist in meeting housing need and delivering the
community aspirations for a new village hall.

9.9

Accordingly, attached at Appendix 8 is a copy letter signed by Denison
Investments, which has also been submitted in response to this
consultation by the other landowners partaking in the Neighbourhood
Plan process. It demonstrates the commitment to a joint approach
between all parties to deliver new homes and a village hall in Hockliffe.

9.10

For these reasons the site can also be considered as meeting the
‘exceptional circumstances’ test, as the combined developable site areas
of the site and adjoining sites exceeds the 100 dwelling threshold.

9.11

The site should therefore progress to the further stage of assessment.
Based on the technical work carried out to date, and having regard to the
Stage 2 Assessment of the adjoining Site NLP327, there are no known
constraints that would prevent development coming forward on the site.

Green Belt Review
9.12

Both the subject site and adjoining sites are assessed under Parcel HL2, a
30.9ha parcel, which also includes the built form of Hockliffe House Farm
and Hockliffe Business Park on the eastern edge. The Stage 1 Assessment
found that the site performs a weak/no contribution in respect of all
Green Belt aspects other than safeguarding the countryside from
encroachment. In that instance it found only a moderate contribution as
the wider parcel area is stated as having a “degree of separation between
both the settlement and wider countryside”.

9.13

The extent to which this separation is found varies across the wider
parcel. In particular both the Leighton Road site and the south eastern
edge of the wider parcel are seen as part of the settlement edge due to the
influence of the adjoining urban development.

9.14

The site should therefore be considered in the Stage 2 Assessment, as it
performs a relatively weak contribution to Green Belt purposes.
CBC DRAFT LOCAL PLAN JULY 2017 REPS 26

August 2017

Summary
9.15

The land at Leighton Road, Hockliffe, is a relatively small site located in
the centre of Hockliffe, bordered by development. It is in a sustainable
location with access to local facilities and services, including public
transport routes.

9.16

Considered in isolation, it can provide a modest contribution to housing
need. It is understood to be identified in the draft Hockliffe
Neighbourhood Plan as an allocation for development (pending the Local
Plan amending Green Belt boundaries), and therefore should be
considered as an allocation in the Local Plan to support the community
view.

9.17

The site is also being put forward as part of a larger development site in
conjunction with the adjoining sites to the south and west. This larger
scheme would deliver in excess of 100 dwellings, meeting the ‘exceptional
circumstances’ test and helping to provide a new village hall for the
community. The larger area is part of a weakly performing Green Belt
parcel, as well as delivering community aspirations, which further justify
the proposed release of the land from the Green Belt.

9.18

The land at Leighton Road should therefore be allocated for residential
development and removed from the Green Belt in the Local Plan.

CBC DRAFT LOCAL PLAN JULY 2017 REPS 27

August 2017

10.0 Land to the North of Shefford Road, Clifton
Background
10.1

The land to the North of Shefford Road, Clifton (CBC ref NLP361) was
submitted to the 2016 Call for Sites, as well as having been promoted
previously. The entire site area measures c.1.7ha and is located behind
residential properties on Shefford Road, on the eastern side of Shefford. It
includes a residential dwelling on Shefford Road, which would be
demolished to provide a new access, and would continue the pattern of
development established by Bury Road and Ashdown Road to the west.

10.2

The site is currently available and free of any land ownership constraints.
It could deliver 40-50 dwellings (the final number would follow detailed
Masterplanning work that is currently underway separately).

Development Potential
10.3

The site is in a sustainable location on the eastern side of Shefford, with
the Samuel Whitbread Academy on the opposite side of the road. There
are a range of services and facilities along the Clifton Road heading west,
and bus stops c.50 to the east of the site on Shefford Road.

10.4

The site is a part brownfield/part greenfield site, with an existing
dwelling and garden area that would be demolished to provide the site
access. There is already an established pattern of backland development
nearby, with Bury Road/Ashdown Road to the west and Clifton Fields to
the east. The development of the site would therefore continue the
prevailing pattern of local development and appear as a natural addition
to the settlement.

10.5

CBC’s Site Assessment did not highlight any constraints or technical issues
that would prevent the site from being developed. Indeed, the assessment
found that “The site would form a complementary extension to the village
and could be considered an infill. There would be no material impact to
either the built or natural environment’” (CBC Site Assessment Forms
Clifton, Site NLP361, Question 23).

10.6

The conclusions of the Assessment are that the “Site has no significant
issues, it lies partially within Shefford’s settlement envelope and represents
a logical extension” (CBC Site Assessment Forms Clifton, Site NLP361,
p.99).

10.7

The site should therefore be included as an allocated site in the Local Plan
as it progresses.

Summary
10.8

The land at Shefford Road, Clifton is a 1.7ha site in a sustainable location
that could deliver 40-50 new homes. It is a logical extension to the
settlement and CBC’s Site Assessment work has confirmed that there are
no constraints or issues preventing the site from allocation.
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10.9

The site is not in the Green Belt, and partly includes previously developed
land. It is available now and could bring forward homes within the 0-5
year period, helping to boost the Council’s housing land supply.

10.10 The site should be included as an allocation for up to 50 dwellings in the
Local Plan.
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11.0 Conclusions and Next Steps
11.1

These representations have been made in response to the Central
Bedfordshire Local Plan 2015-2035 Draft Plan July 2017, on behalf of
Denison Investments Limited. They relate to the promotion of 6 different
sites primarily for residential development in sustainable locations
throughout Central Bedfordshire.

11.2

The six sites, predominantly located towards the settlement edges of
Harlington, Toddington, Ampthill, Flitwick, Hockliffe and Shefford, could
in total deliver c.546 dwellings between them.

11.3

These representations, along with the accompanying reports by Aspect
Landscape Planning Limited, provide detailed assessments of the six sites,
and in particular the five Green Belt locations. In respect of each of the
Green Belt sites, the representations have considered the Green Belt
review and considered the role of each individual site in terms of Green
Belt function. This is as opposed to the significantly larger parcels that are
assessed in the Green Belt Review.

11.4

The representations support the release of each of the five Green Belt
sites from the Green Belt, finding that they only perform limited or no
Green Belt function. They also highlight the benefits the developments can
bring, with new community woodlands being delivered alongside the
Harlington, Ampthill and Flitwick developments. These community
woodland areas could only be secured through the allocation and
development of these sites, and would provide a significant
environmental and community benefit, in addition to the provision of
much needed market and affordable housing.

11.5

Each of the sites is free of any technical constraints or significant
infrastructure costs and is viable, available, deliverable and achievable.
They could all be delivered in the 0-5 year period therefore providing an
important boost to the Council’s 5 year housing land supply.

11.6

As the sites are separated over multiple settlements, they could all be
started and deliver concurrently, and would not be subject to the site
opening delays associated with strategic sites.

11.7

Denison Investments has a proven track record of working with Central
Bedfordshire Council to deliver high quality developments, in sustainable
locations.

11.8

Each site has been the subject of extensive technical work to inform these
representations and the enclosed Masterplans. This has ensured that
development on each site is achievable, and that the quantum proposed is
could realistically be achieved. Each Masterplan has been prepared having
regard to the Council’s current Design Standards contained within the
Council’s Design Guide.

11.9

The technical reports underpinning this work will ultimately form part of
a planning application submission. In the event that the Council would
like to see this work in order to assist their assessments of the sites then
this information can be made available to the Council upon request.
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11.10 The representations also provide an assessment of the Objectively
Assessed Need (OAN) for Central Bedfordshire and Luton. They
demonstrate that the calculated OAN is 23% lower than the actual OAN,
due to a reliance on 10 year migration trend based data, instead of CLG
Household Projections. Applying the CLG Household Projection figures
finds an OAN of 39,567 dwellings, and the Local Plan should therefore be
amended to reflect this higher level of need.

Next Steps
11.11 We would welcome the opportunity to meet with Officers of the Council to
discuss these sites in more detail and how Denison Investments could
work with the Council to bring them forward as part of Central
Bedfordshire’s Local Plan. In particular, through these discussions
Denison Investments would like to discuss the potential new community
woodlands at Harlington and Clophill that the development could deliver,
and how these would integrate with CBC’s wider open space aspirations.
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Appendix 1
Housing Need Calculation
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TABLE OF OBJECTIVELY ASSESSED HOUSING NEED CALCULATION
Stage

Luton

Total

22,948

Central
Bedfordshire
34,587

Households
(CLG Household
Projections
DWELLINGS
Allowance of
transitional
vacancies and
second homes
Housing Need
(CLG Household
Projections)
Adjustment for
suppressed
household
formation rates
Baseline
Housing Need
(CLG Household
Projections)
10% Market
Signal Uplift
(allowing for
removal of
suppressed
household
formation)
Full OAN 20152035 (based on
CLG Household
Projections)

2.6% = 597

4% = 1,383

1,980

23,545

35,970

59,515

1,616

301

1,917

25,161

36,271

61,432

10% x 23,545 =
2,356
2,356-1,616 =
740

10% x 35,970 =
3,597
3,597-301 =3,296

4,036

25,901

39,567

65,468

57,535
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Appendix 2
Goswell End Road, Harlington Plans
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Appendix 3
Alma Farm, Toddington Plans
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Appendix 4
Warren Farm Phase 2, Ampthill Plans
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Appendix 5
Plan Identifying Location and Extent of Clophill Woodland
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Appendix 6
One-O-One Field, Flitwick Plans
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Appendix 7
Land at Leighton Road, Hockliffe Plans
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Appendix 8
Copy letter confirming joint working approach in Hockliffe
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Your Reference:
Please Quote:

SFK.AJM.45145

Date:

29th August 2017

Central Bedfordshire Council
Priory House
Monks Walk
Chicksands
Shefford
Bedfordshire
SG17 5TQ

Land and Property Professionals
Robinson & Hall LLP
118 Bromham Road
Bedford MK40 2QN
t. 01234 352201
f. 01234 362919

e. bedford@robinsonandhall.co.uk

robinsonandhall.co.uk

Dear Planning Policy
Central Bedfordshire Local Plan Consultation July-August 2017 and the emerging
Hockliffe Neighbourhood Plan
Letter of Intent – Subject to Legal Agreement and Subject to Contract
We write to set out our position in respect of the promotion of the land at Hockliffe as part of the
Neighbourhood Plan. Each site identified by the Neighbourhood Plan Steering Group is being
promoted individually by the landowners and/or their agents to date.
We confirm that the five land owners with land holdings on the enclosed plan and schedule
(taken from the draft Neighbourhood Plan) hold title to the land and there is no known legal
constraint on the delivery of this land for residential or other uses as so required. Furthermore,
we can confirm that these land owners are willing to collaborate to deliver the objectives of the
emerging Hockliffe Neighbourhood Plan. This collaboration is reflected by the joint signing of this
letter.
This letter informs and supports the individual written representations submitted by the joint
Landowners and Promoters (the Signatories) relating to the proposed allocation of the above
sites for residential and mixed-use development. The relevant Landowners and Promoters seek
for the Council to take a comprehensive view of the individual sites as part of the Neighbourhood
Plan and acknowledge the need to bring these sites forward in a co-ordinated and timely
manner.
There is scope for the five sites together to contribute towards the deliverability of a new village
hall in Hockliffe, and to provide open space, strategic landscaping and play areas as required.
The three sites to south-west of the A5 (Anker, Dashwood and Hillersdon) will, because of their
proximity to one another, work collaboratively in the preparation of their planning applications so
as to help achieve cohesive infrastructure provision.
The Signatories also agree to act in good faith in order to negotiate and sign the relevant S106
Agreement in a co-ordinated manner to ensure that the relevant community infrastructure,
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including the provision of a new village hall on the Waddington site north-east of the A5, is
delivered and brought forward at the appropriate time in the development process.
We trust that this will be useful in the assessment of the site. However please do not hesitate to
contact us should you require further information regarding the proposals.
Yours sincerely
Landowner:

Mr B Dashwood

Signed:

Landowner:

Roseground Ltd, The Mead Trust,
Mr and Mrs P McGonigle (The
Wilderness Site)

Signed:

Mr Alex Munro
Printed:

Mr Jeremy Peter
Printed:

Position:

Senior Planner
Robinson & Hall LLP (agent)

Position:

Principal
Jeremy Peter Associates (agent)

Date:

29th August 2017

Date:

29th August 2017

Landowner:

Waddingtons

Landowner:

Hillersdon

Signed:

Signed:

Printed:

Simon Andrews

Printed:

Julia Dickens

Position:

Agent

Position:

Trustee

Date:

29th August 2017

Date:

29th August 2017

Landowner:

Anker Family

Signed:

Printed:

Mark Schmull
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Position:

Agent

Date:

29th August 2017

Central Bedfordshire Local Plan Consultation and the emerging Hockliffe Neighbourhood Plan.
Letter of Intent – Subject to Legal Agreement and Subject to Contract.
Plan and schedule of five potential sites for new housing in Hockliffe.

2016 ID Site Name

Site Address

NLP259 Waddington

Land rear of Manor Avenue, Off
Woburn Road, Hockliffe LU7 9LL

NLP278

Wilderness

Land off Leighton Rd Hockliffe LU7
9ND

Gross
Area
(hectar
1.9
es)

Net Area
(60%)
1.14
(34 units)

1.20

0.72
(22 units)

NLP298 Hillersdon

Land south of Leighton Rd, Hockliffe
LU7 9NT

2.73

1.64
(49 units)

NLP327 Dashwood*

Land to the South West of the
A5, Hockliffe, LU7 9NB approx.

24.20

14.52
(435 units)

Land at Leighton Road, Hockliffe,
LU7 9HJ (Grid ref SP972266)

0.99

0.60
(18 units)

NLP413

Anker

*NB – only the north-western section of this larger site is being promoted for development.

