O& H Pr ope r ti es Lt d

Marston Valley

Central Bedfordshire Draft Local Plan (July 2017)
Representations on behalf of O&H Properties

Au gus t 2 017

MARSTON VALLEY

REPRESENTATIONS ON THE CENTRAL BEDFORDSHIRE DRAFT LOCAL PLAN

REPRESENTATIONS REPORT

David Lock Associates
on behalf of O&H Properties Limited

August 2017

Marston Valley
Representations Report

Draft Local Plan
O&H Properties Ltd.

CONTENTS
EXECUTIVE SUMMARY ........................................................................................................................................................................................................................ 3
1.0

INTRODUCTION ........................................................................................................................................................................................................................ 4
Background to Representations ..................................................................................................................................................................................... 4
Context .............................................................................................................................................................................................................................. 6

2.0

ASSESSMENT OF THE DRAFT LOCAL PLAN, JULY 2017 ................................................................................................................................................ 10
Summary ......................................................................................................................................................................................................................... 10
Part 1 - Comments on strategic policies related to the Growth Strategy................................................................................................................. 13
Part 2 - schedule of comments on wider Local Plan policies.................................................................................................................................... 37
Part 3 - Summary of Evidence Base comments .......................................................................................................................................................... 72

APPENDICES ....................................................................................................................................................................................................................................... 77
Appendix 1 - Marston Valley Site Assessment comments ........................................................................................................................................ 77
Appendix 2 - Technical Note on Objectively Assessment Housing Need (Turley - see separate document) ...................................................... 82
Appendix 3 - A Draft suggested Policy for Marston Valley........................................................................................................................................ 83
Appendix 4 - Marston Valley Site Boundary ................................................................................................................................................................ 88
Appendix 5 - Marston Valley Indicative Framework Plan........................................................................................................................................... 90
Appendix 6 - Draft Description of Development ......................................................................................................................................................... 92
Appendix 7 - Location Specific Opportunities and Considerations Plan ................................................................................................................. 95
Appendix 8 - Marston Valley Landscape Buffers ........................................................................................................................................................ 97
Appendix 9 - Marston Vale Interactions Plan .............................................................................................................................................................. 99

David Lock Associates
August 2017

2

Marston Valley
Representations Report

Draft Local Plan
O&H Properties Ltd.

EXECUTIVE SUMMARY

O&H is supportive of Central Bedfordshire Council’s (CBC) approach to the emerging Local Plan, it accords with National policy and priorities and existing and
planned infrastructure investments. It is clear that the Council has undertaken a positive approach to Duty to Cooperate with neighbouring authorities.
Importantly, the draft plan represents a proper approach to strategic planning, ensuring that there is an interrelationship between infrastructure and growth, and
this has informed the identification of sustainable locations for development.
Central Bedfordshire is at the geographical heart of a major opportunity area where significant investment is being committed at a national level to ensure the
right infrastructure decisions are made. This is to ensure that the potential of the world-renowned Cambridge to Oxford Corridor is maximised. It is important
that CBC responds to this effectively by a) facilitating growth in the right locations to capture investment and b) not undermining its Local Plan or prejudicing
strategic decisions on the future alignment of East West Rail Central Section or the Oxford to Cambridge (O2C) Expressway through allocations and
reliance on associated delivery rates for its housing need within the plan period.
One of the key threats to the success of the Cambridge, Milton Keynes, Oxford Corridor identified by the National Infrastructure Commission in its interim report
(November 2016) is:
“…a lack of sufficient and suitable housing presents a fundamental risk to the success of the area”.
The onus is on the Council to ensure that they provide the planning framework to encourage and facilitate economic growth in this nationally significant corridor.
CBC can plan properly for growth and set a precedent, demonstrating how Local Planning Authorities should maximise investment potential through proactive
and well considered strategic planning decisions.
It is paramount that CBC have a robust Plan and supporting evidence base for the Regulation 19 consultation. Notwithstanding O&H’s support for the principles
within the Plan, we object to some details in the interest of securing a more robust approach to particular aspects of the policies and the evidence base.
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INTRODUCTION

Background to Representations

1.1

These comments are made by David Lock Associates (DLA) on behalf of our client, O&H Properties Limited (O&H) – a private sector stakeholder with
substantial landholdings in the Marston Vale and a number of previous and ongoing development projects within Central Bedfordshire. O&H has a long
standing reputation for delivering strategic scale development in sustainable locations and has significant experience in stimulating the growth of new
and existing communities as required as part of the Local Plan.

1.2

This submission includes:
a) Marston Valley Representations Report:
i.

Part 1 - comments on strategic policies related to growth strategy

ii.

Part 2 - schedule of comments on wider Local Plan policies

iii.

Part 3 - summary schedule of evidence base comments

b) Appendix 1 - Marston Valley Site Assessment comments
c) Appendix 2 - Technical Note on Objectively Assessment Housing Need (Turley);
d) Appendix 3 - A Draft suggested Policy for Marston Valley;
e) Appendix 4 - Marston Valley Site Boundary
f)

Appendix 5 - Marston Valley Indicative Framework Plan

g) Appendix 6 - Draft Description of Development
h) Appendix 7 - Location Specific Opportunities and Considerations Plan
i)

Appendix 8 - Marston Valley Landscape Buffers

j)

Appendix 9 - Marston Vale Interactions Plan
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O&H is the single, majority landowner for the site known as Marston Valley which is situated on land east of Brogborough, south west of Marston
Moretaine and south of A421, north of the Marston Vale Railway line. The site has been submitted into the Local Plan ‘Call for Sites’ and an updated
site plan is provided at Appendix 4 of this document. The site has the capacity for up to 5,000 homes and up to 30 hectares of employment land. The
proposals for the site include delivery of a large section of the Bedford and Milton Keynes Waterway Park, including a section of navigable waterway,
as part of a comprehensive green and blue infrastructure network. It would also provide new community facilities including schools, doctors, new shops
and other local amenities. A draft description of the proposals is included at Appendix 6. It should be noted that since the ‘Call for Sites’ submission,
land to the north of the A421 has been omitted from the proposals, this has been informed by our evolving understanding of landscape and transport
constraints.

1.4

To further demonstrate how Marston Valley could be secured as a suitable, sustainable strategic site with an appropriate infrastructure package, we
have drafted a suggested policy for the site. This is included at Appendix 3 and O&H welcome further discussions with the Council on any proposed
policy wording.

1.5

The design ethos of Marston Valley is critical to securing a sympathetic and sustainable development in this part of Central Bedfordshire. The scheme
is designed as a series of linked villages, to reflect and respond to the existing settlement pattern. These new villages are separate from the existing
settlements by a network of blue and green infrastructure including considerable green buffers, which will provide permanent parkland areas, thus
avoiding coalescence. An Indicative Framework Plan and Landscape Buffers Plan are included in the appendices to the reflect the village approach
and the parkland offsets that are incorporated into the scheme.
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Context

1.6

O&H owns over 1,500 hectares (approx. 3,700 acres) of land and water bodies in the Marston Vale and are currently securing and implementing
development on a number of large and small sites at Stewartby, Brogborough, Marston Moretaine and West Wixams (for further information see
www.marstonvale.co.uk).

1.7

O&H has a strong record of developing sites in a sustainable way to bring forward residential-led mixed use development of varying scales. For example,
in the role of master developer, O&H have delivered a series of thriving village communities to the south of Peterborough, Cambridgeshire, collectively
known as The Hamptons, which is widely acknowledged as an exemplar strategic residential project. Throughout the development of The Hamptons
O&H has taken responsibility for the long term governance and stewardship of the new community and has also facilitated new community groups who
have started to take on the governance aspects of the development.

1.8

With their experience of large scale development, O&H understands the significant potential that the Marston Vale possesses to accommodate strategic
growth, which in turn, would help to harness the long term improvement and enhancement of this historically damaged landscape. The significant and
clear potential of the Marston Vale as a suitable strategic development and environmental improvement opportunity is being promoted by O&H as a
solution to accommodating Central Bedfordshire’s significant growth needs whilst delivering the additional environmental regeneration of this landscape.

1.9

Owing to the growth potential of this location, the Marston Valley scheme has been promoted for a number of years in its current form (albeit refined
through the outline application process). The strategic context is rapidly changing across the Oxford to Cambridge corridor (O2C) and the valuable
spatial characteristics of this corridor, is now recognized and promoted at a national level. Central Bedfordshire as an Authority, and Marston Valley as
a growth location, is now acknowledged as the nucleus of a nationally significant investment corridor.

David Lock Associates
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Critically, the potential of the wider O2C is gaining significant traction with numerous investment strategies and proposals seeking to identify how best
to facilitate the strategic improvements and growth in this area. Significantly, the National Infrastructure Commission (NIC) has published its Interim
Recommendations for the Cambridge – Milton Keynes – Oxford Corridor in response to the Government’s request to:
“…make recommendations [to government] to maximize the potential of the Cambridge – Milton Keynes – Oxford corridor as a single,
knowledge intensive cluster that competes on the global stage, whilst protecting the area’s high quality environment and securing the homes
and job the area needs.”

1.11

Furthermore, the Department for Transport (Dft) Oxford to Cambridge (O2C) Expressway (the Expressway) study is looking to define the optimum
routing for completing the strategic road link between these two cities to inform the Road Investment Strategy. The O2C arc has recently been
acknowledged as a single knowledge-intensive cluster which is “one of the most signiﬁcant growth areas for jobs and housing in the UK”. The
Arc “oﬀers the potential to strengthen the UK’s international competitive advantage in a wide range of emerging technologies” (Working Paper
No.7 Milton Keynes and the Sub-Region analysis (2016)).

1.12

Central Bedfordshire Council is working on its new Local Plan and is doing so in the context of these important changing dynamics. O&H endorses
CBC’s approach to preparing a growth strategy that responds to and maximises the potential of this corridor and the investment that is going in to it.
Therefore, O&H strongly supports the emerging Local Plan and contends that it is essential that Marston Valley is taken forward as an allocation. The
growth potential of this corridor needs to be properly planned and the full infrastructure benefits realised. It is paramount that CBC can fully capture
and maximise the investment potential brought by the planned improvements.

1.13

The unique characteristics of the Marston Vale, presents an opportunity to respond to the governments overarching objective for the O2C growth
corridor. CBC need to ensure that they have a policy position to best harness economic growth for the district in this context

David Lock Associates
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This Marston Vale area is one of strategic importance and the emerging growth strategy in the draft Local Plan seeks to reflect the myriad of
considerations that make this area so valuable:

o

Dualling of the A421 in 2010 significantly improved strategic accessibility whilst freeing up local highway capacity;

o

East West Rail offers an unprecedented opportunity for this location to benefit from integrated road and rail connectively with other parts of
the Corridor. This is a huge breakthrough for east – west connections through Central Bedfordshire and will facilitate substantial economic
development opportunities for all nodes on the route. With respect to its relationship to the Marston Vale, Ridgmont has been confirmed as a
stopping station on the route.

o

Major planned improvements to the A428 / A421 / A1 at the Black Cat roundabout - this will have a major positive impact on transport
movements in this area and will further improve the A421 corridor as a strategic east – west transport route within Central Bedfordshire,
helping create strategic linkages with Cambridgeshire and Huntingdonshire. The A421 corridor is rapidly closing the geographical gap
between Oxford and Cambridge and is a major asset to growth in the wider area.

o

New Rail Station at the Wixams Development – a new 4-platform station is planned on the Midland Mainline at the Wixams new
settlement. It will provide a new transport interchange for people living in the northern Marston Vale area, with a direct connection into
London St Pancras.

o

Bedford and Milton Keynes Waterway – This long term commitment to connect the Grand Union Canal with the River Ouse is being
pursued through a new canal between Milton Keynes and Bedford, the route of which runs directly through the Marston Vale.

o

Employment and educational hubs – the Marston Vale is a focus for education and knowledge based industries including Cranfield
Technology Park, Millbrook Proving Ground, Marston Vale Innovation Park and also has a close relationship with Marston Gate and Marsh
Leys, two strategic distribution hubs.

o

Tourism and Recreation – this is a growing industry in and around the Marston Vale with the recent opening of the Woburn Center Parcs,
the successful Marston Vale Millennium Country Park and ‘Forest of Marston Vale’ community forest.
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The Location Specific Opportunities and Considerations plan, which is re-submitted (originally provided in the Shaping Central Bedfordshire
Consultation) is included at Appendix 7 and demonstrates the multiple factors that reflect the suitability of the Marston Vale as a location for strategic
growth. O&H strongly believe that comprehensive development is required in this location to consolidate the multiple employment, tourism, recreational,
environmental and educational attributes and opportunities of the area.

1.16

Only through strategic planning of the Marston Vale can the latent potential and capacity of the existing and planned infrastructure investments be
realised and additional infrastructure requirements be identified and delivered, including growth and the creation of connections between existing
employment and educational hubs (for instance Cranfield and Millbrook).

1.17

O&H strongly urge the Council to lead the way in properly planning for this strategic growth corridor. The Council has the opportunity to be pioneers
and demonstrate how the potential of Central Government funding and investment can be maximised at the local level through good strategic
planning. CBC should ensure that its Local Plan responds to national priorities and is proactive in securing real and meaningful benefits
from the existing and planned investment in infrastructure of national significance in the District.
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ASSESSMENT OF THE DRAFT LOCAL PLAN, JULY 2017

Summary

2.1

As noted above O&H welcomes the Council’s overall emerging approach to its Local Plan. The Council has taken a long-term view to planning for
growth which is aligned to national priorities and responds to the wider dynamics of the geography of Central Bedfordshire.

The publication of the

Housing White Paper in February 2017 reaffirmed the Government’s commitment to facilitating large scale housing delivery and addressing the national
housing crisis. The proposals set out by the Government seek to tackle every aspect and stage of housing delivery from simplifying plan making to
dealing with stalled planning permissions and developers that are not building out permissions.

2.2

O&H supports the recognition that the Marston Vale has the potential for strategic scale development as a ‘series of linked villages’ in the context of its
planning benefits and its relationship to strategic infrastructure investments. We also support the Council’s view that there is limited potential for small
scale growth to existing settlements insofar as this relates to small / medium scale development struggling to provide significant infrastructure provision.
There is considerable benefit in pursuing strategic sites as part of the growth strategy and this is acknowledged by the draft Local Plan.

2.3

The Marston Valley site can be delivered in compliance with emerging policies and as demonstrated by ongoing work on the outline planning application,
can effectively address the minor constraints and considerations highlighted in the draft Local Plan evidence base.

2.4

The emerging approach to the Local Plan accords with the Core Planning Principles contained in the National Planning Policy Framework (NPPF,
2012), in particular it seeks to “…proactively drive and support sustainable economic development to deliver the homes, business and industrial units,
infrastructure and thriving local places that the country needs. Every effort should be made objectively to identify and then meet the housing, business
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and other development needs of an area, and respond positively to wider opportunities for growth”. This is particularly pertinent in the way the Council
has embraced the opportunities within the O2C corridor and is fundamental that this remains at the heart of the plan.

2.5

Notwithstanding the support for the principles of the growth strategy, O&H do object to the detail of some of the policies and components of the evidence
base. There are a modest number of overarching points which we have highlighted for the Council regarding the draft Local Plan. In most cases, O&H
consider the Council’s policy approach is robust, however, there are areas that should be reconsidered. Part 2 of this report includes a schedule of
comments in relation to specific policies of the draft Local Plan. O&H’s comments relating to the key overarching principles of the draft Local Plan are
provided in Part One of this report.

2.6

O&H propose a number of changes which the Council should adopt to ensure that the draft Local Plan is robust and to minimise thel risk of challenge:
•

O&H support the Council’s commitment to a more comprehensive approach to the Regulation 18 consultation. This allows meaningful
engagement on the content of the Local Plan and this can then inform the Regulation 19 Plan;

•

However, the Local Plan should have regard to the advice of the Local Plans Expert Group 1 in terms of scope and length of the draft Local Plan
- the Regulation 18 document and associated evidence base is extensive and presents a great deal of information for stakeholders to digest the Regulation 19 version of the Local Plan should be proportionate in scale and should be supported by relevant and robust evidence;

•

Policies that the Council proposes to include in the draft Local Plan should be justified by clear evidence. Whilst anecdotal evidence is likely to
have played a significant role in informing draft policies, this must be further supported by technical evidence which should be referenced in the
preceding text. It is essential that the evidence base is consistent and any judgements and assumptions have robust foundations.

1

Report to Government, March 2016 (Local Plans Expert Group)

David Lock Associates
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In the context of the above point we draw attention to Paragraph 154 of the NPPF. It is important that ‘Local Plans should be aspirational but
realistic…Local Plans should set out the opportunities for development and clear policies on what will or will not be permitted and where. Only
policies that provide a clear indication of how a decision maker should react to a development proposal should be included in the plan.’

•

Policy wording and supporting text should be clear - it is important to have a distinct relationship between the two - policies should set out the
actual requirements and any contextual information and Council objectives / aspirations should be contained to the preceding text.

There

should be greater clarity on the policy requirements - i.e. if the policy is setting absolute requirements wording should be ‘must’ or similar, if a
policy is setting out a preferred approach then the use of ‘should’ provides clarity. It would assist if clear guidelines are provided as to when
deviation from the preferred approach is considered acceptable.

David Lock Associates
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Part 1 - Comments on strategic policies related to the Growth Strategy

Developing the Strategy - Evidence Base 1: Sustainability Appraisal

2.7

O&H offer comments on the Sustainability Appraisal (SA) in relation to this section of the Local Plan document, these are detailed further in the schedule
at Part 3 of this report.

2.8

In respect of the wider evidence base, one key point relates to consistency and clarity in how growth locations / sites are referenced. We recognise
that each document within the evidence base has a different purpose and this may affect how individual areas are represented (site name, geographical
area, site / area boundaries). However, at the point of Regulation 19, we assume that for any sites that are progressed to this next stage of the Local
Plan, these will be referenced as per their site name rather than with geographical references and also with any updated boundaries. This is important
to ensure that there is a robust assessment of individual sites and that this assessment reflects the extent of sites that are available.

2.9

The SA underpins the Local Plan and so it is essential that it provides a robust assessment of the growth options and draft policies. Overall, we consider
that a comprehensive approach to the SA has been undertaken, ensuring that a good balance and range of growth scenarios are tested. It provides a
good starting point for determining an appropriate growth strategy. However, we consider that there are a number of key points to raise in relation to
the SA that could directly impact upon the robustness of the growth strategy in the Local Plan, as follows.

2.10

The SA tests the four areas identified through the ‘Shaping Central Bedfordshire’ consultation. It is considered that the benefits of Area C should be
further emphasised given the advantages this location. A key example is under-estimating the positive impact of planning sustainable growth
adjacent to railways and the genuine alternative they provide to the private car. This should be reflected as a positive score in relation to Highways

David Lock Associates
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and Air Quality given the potential for modal shift in this location. There should also be greater recognition to Area C’s proximity to EWR in
‘Sustainable Transport’.

2.11

In terms of the assessment of the five growth scenarios there needs to be greater clarity in the relationship between the levels of growth and the
locations selected for each of the five scenarios tested (summarised in table 5.3 of the SA).

It appears that the SA combines level of growth with

distribution of growth into a single assessment. This does have clear benefits as it allows a more tangible assessment on the impacts for each level of
growth. However, CBC needs to be clear how this relates to the need to meet OAN given the scenarios in each case relate to spatial decisions not to
attribute growth to certain areas. CBC needs to ensure it has a robust position on a) the level of growth it needs to accommodate; followed by b) the
most sustainable locations for accommodating the required growth.

2.12

In testing a range of growth locations for each growth scenario, the SA does not appear to have sufficient regard to level of growth each is capable of
delivering in the Plan period. It is unlikely that some of the largest sites will deliver their full capacity in the Plan period. Therefore, this should be
reflected in table 5.3 (within the SA) as it may demonstrate that more sites are required to achieve each level of growth. Broad assumptions for the
level of growth that can be achieved in the plan period are utilised in the two Growth Options Studies. Therefore, there is currently a disconnect with
between these documents and the Local Plan. There should be consistency on this for the Regulation 19 consultation.
O&H Suggested Change:
Table 5.3 of the SA should be revised to include only the level of growth that is considered achievable for each growth location in the plan period. This
should then inform the necessary site allocations for the Regulation 19 consultation once the OAN is confirmed. Indicative delivery rate information is
included in section 2.53 which may assist CBC in undertaking this amendment although this does not take into account infrastructure restrictions which
could impact upon commencement timings.

David Lock Associates
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In relation to the scenarios tested through the SA, O&H consider that it is important to acknowledge the importance of Green Belt and the weight that
is continued to be given to it within National Policy. The Housing White Paper (2017) reinforced that “…Green Belt boundaries should be amended
only in exceptional circumstances when local authorities can demonstrate that they have fully examined all other reasonable options for meeting their
identified housing requirements.” Development in the Green Belt is considered in all but one of the scenarios, including in the two lowest growth options.
O&H question the extent to which the existing recent commitments in the Green Belt have been taken into account in assessing the effects associated
with providing no further growth in this area. It should be recognised that a significant level of growth, that was included in the draft Development
Strategy, to meet the unmet needs of the Luton HMA, is now committed through planning permissions.

The position in relation to these ‘committed

sites’ and Luton’s unmet need should be clarified.

2.14

With reference to the Luton HMA Growth Options Study, it should be recognised that the HMA boundary should not necessarily be considered as a
barrier to other sites contributing to Luton’s unmet need. Indeed, it is likely that there are areas outside of the HMA boundary that have more efficient
transportation links and a closer relationship in terms of house prices and social and economic dynamics than places within the boundary. It remains
to be the case that Green Belt should only be reviewed in Exceptional Circumstances and therefore, all other options for growth should be considered
ahead of Green Belt release.

2.15

O&H strongly support the recognition, which is apparent throughout the assessment of the areas A - D and also the five scenarios, the reality that
strategic scale development provides an opportunity in terms of infrastructure provision and mitigation. Large sites provide a critical mass that is capable
of delivering significant infrastructure improvements that are not only beneficial to the site but the wider area.

Impact of uncertainty
2.16

O&H’s comments in relation to specific growth locations are set out later in this document, however, it is important to note that the SA considers
favourably the rail connectivity of both Area B and C. In the context of the identified growth locations in these areas, it is crucial that the difference in
the status of rail connections is recognised. Whilst the East Coast Mainline runs through Area B, the growth potential of this area is mainly associated
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with the future EWR Central Section. The route for this is not yet defined, and whilst CBC have commissioned their own work on the routing and
potential for a new station on the line, such decisions are not likely to be confirmed for some time. Furthermore, the timing for the actual implementation
of the Central Section is uncertain and may not be until the very end of the Plan period. Elsewhere in the draft Plan (e.g. para 5.3.2), CBC indicates
that investment in infrastructure is critical to unlock growth. This is considered to present a significant constraint to the delivery of sites in Area B within
the Plan period.

2.17

Conversely, in Area C, the rail infrastructure is already in place. EWR will significantly improve the public transport offer, opening up important
connections across the O2C corridor. However, this is only reliant on upgrades to an existing railway line. The Western Section works were subject to
Transport and Woks Act consultation in August 2017 and remain on programme to achieve operational services by early 2020’s. This is significant both
because existing rail services make Area C a sustainable location (even in advance of EWR) and there is no uncertainty regarding the routing of EWR
and how this may affect development proposals. The infrastructure is available now and is not a constraint on growth, EWR will just serve to further
supplement the offer. O&H have and continue to engage with Network Rail and the EWR Alliance to ensure the EWR proposals through the Marston
Vale and the Marston Valley scheme are complementary.

2.18

The above point is also relevant to the Expressway on the basis that it is already assumed that the dualled A421 through Central Bedfordshire is a
constituent part of the Expressway. Therefore, to a large extent the necessary infrastructure is already in place through most of Area C. Where the
route is still to be defined, the Council should be cautious about allocating growth and relying on delivery timeframes in areas that may be affected by
the alignment.

Once the routing decisions are made (potentially in the Autumn Statement 2017), the Council should have regard to them in the

Regulation 19 Local Plan.
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Evidence Base 2 - Transport

2.19

O&H’s key concern regarding transport relates to the risk associated with prejudicing key decisions related to planned strategic infrastructure
improvements and investments. As noted above, both the Expressway and the EWR Central Section are significant infrastructure improvements for
the district and CBC needs to establish effective Local Plan policies to respond effectively and maximise the potential of these investments.

O&H

agree that the Expressway and EWR Central Section provide a sound framework for selecting growth locations. However, it is likely that the uncertainty
surrounding these improvements will have a significant impact of the timing and phasing of particular sites. Given the reliance that the relevant growth
locations (those affected by the future route of the EWR Central Section and the future route of the Expressway) have on the planned improvements in
terms of transport mitigation, it is important that planning applications for sites in these locations cannot come forward until such routing decisions have
been made, or commenced until the infrastructure is in place. This will affect the scale of development which can be delivered from these sites within
the plan period. CBC must acknowledge these delivery constraints and take forward sufficient allocations to meet the OAN within the plan period.

2.20

Furthermore, it is also important that CBC recognise the benefit of potential growth locations that are adjacent to existing infrastructure. In terms of
Marston Valley, the dualled A421 and Marston Vale Railway line provide existing excellent transport connections. This potential growth location is not
reliant on planned improvements / investments in the same way others are. It has the ability to capitalise on and maximise the potential of such
investment, but its sustainability for accommodating strategic growth is not reliant on it. Therefore, delivery is not constrained by strategic transport
improvements.
Evidence Base 3 - Strategic Options for Growth

2.21

O&H note the reference in paragraph 5.3.2 that one of the key findings of the Growth Option Studies is that ‘a number of large strategic sites…would
require significant developer contributions in order to be delivered and considered sustainable i.e. a dedicated bus link to an existing railway station’.
In the context of the Marston Valley scheme, a bus link to Ridgmont is proposed. This is likely to be part of a wider public transport network that will
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serve the site and other surrounding villages and will connect further afield to Bedford and Milton Keynes. It can provide an efficient and direct service
to the station and can be largely accommodated on adopted highway. Therefore, while it is a developer cost, it is not considered to be abnormal or
above that required for the provision of a public transport service, which would be a necessary component of any strategic site. This should not be
considered a significant abnormal cost to the development.

2.22

Following on from our earlier comments, O&H support the recognition in paragraph 5.3.2 that delivery trajectories should take into account where
existing infrastructure and employment exists. Marston Valley is in strong position in terms of road and rail infrastructure and proximity to existing
employment hubs and so is capable of coming forward very early in the plan period.

2.23

Figure 5.1 presents the five spatial themes from the Growth Options Studies. One of which is ‘Balanced Growth on the Milton Keynes Boundary’. The
associated text in paragraph 5.3.5 suggests that the western part of Central Bedfordshire will require significant infrastructure provision. This assertion
is questioned by O&H. One of the key benefits of the Marston Valley site is the existing infrastructure in the area. It is acknowledged that some highway
improvements will be required. However, in the early phases of Marston Valley, these are likely to be minimal. It is considered that there is a reasonable
amount of development that can be delivered without significant impacts on the network and without requiring considerable improvements. In the
context of the emerging investment in the Expressway, this is likely to have a significant positive impact on the highways position and therefore change
the transport dynamic of the area. To this end, O&H do not believe that ‘significant infrastructure provision’ is necessary to support the development
of the Marston Valley site, particularly when compared against other areas. Furthermore, this could allow for development investment to be directed
and focused on community infrastructure.

2.24

Furthermore, O&H consider there is a risk within presenting the need for a ‘balanced approach to growth’ in this area. The SA and Site Assessment
Process clearly demonstrates that this is a sustainable location for growth and the wider Local Plan vision is to ensure that the Council has ‘taken full
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advantage of its exceptional strategic position as the central hub of the East-West Oxford-Cambridge Growth Corridor’ 2.

All of the ‘Growth Scenarios’

tested through the SA incorporate a robust distribution of growth across the district, so it is unlikely that growth would all be concentrated here. Growth
in this location is critical to achieving the Council’s wider objectives and therefore language that seeks to ‘restrict’ growth potential here could be used
to challenge any future allocations here.

Figure 5.1 should indicate that there is ‘growth in transport corridors’ for the western side of Central

Bedfordshire.

Vision and Objectives
2.25

O&H welcome the CBC Vision as it reflects the unique position of the district at the fulcrum of such a nationally significant corridor. Previous concerns
about the Council not taking a holistic approach to planning for their area are dispelled and it is clear that a proactive and positive approach is now
being taken towards growing the district and allowing it to maximise its potential.

2.26

To strengthen objective SO1 in relation to ‘Growth and Infrastructure’ we consider that the following wording should be adopted:
O&H Suggested Change
SO1 - aligning sustainable growth with strategic infrastructure (existing and planned), including new growth focused on transport corridors,
continued regeneration of town and neighbourhood centres to deliver the annual target for new homes and the provision of diverse
community hubs.

2

A Vision for 2035, CBC Draft Local Plan, July 2017
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Spatial Strategy - Spatial Strategy Approach

2.27

O&H supports the spatial strategy approach and considers it provides a robust basis for the Local Plan.

2.28

In relation to ‘Key Local and Strategic Drivers’ O&H wish to reiterate that the negative local perception related to significant unplanned growth in the
north of the district should be managed effectively, as sound planning justification exists for recent development in this location. O&H acknowledge
local concerns regarding the balance of infrastructure delivery in the context of demand associated with new homes, but reinforce the point that strategic
development such as the Marston Valley site offers the opportunity for significant infrastructure delivery to be planned comprehensively alongside new
homes. This will therefore also be beneficial to local communities in this area.

2.29

It is of paramount importance that CBC’s Local Plan provides the framework to capture and maximise the potential from rapidly changing dynamics
within the district. O&H therefore is wholly supportive of the Council’s recognition of the strategic opportunities that are open to them in section 7.4.

2.30

O&H welcomes the long-term approach that the Council is taking towards planning for growth. However, in respect of bullet point 5 under paragraph
7.5.1, O&H reiterate that the site at Marston Valley is available for delivery early in the plan period. Therefore, we assume the reference to ‘longer term
housing and economic growth’ simply relates to the potential for the named sites to deliver housing and jobs beyond the plan period rather than
restricting their early delivery. O&H would strongly object to the latter given the site’s ability to be brought forward early.

2.31

Additionally, O&H reiterate that the Marston Vale has excellent existing strategic transport connections. Whilst EWR will be a significant improvement
for the area, the proposed development will help to maximise the benefits of enhances connectivity that it brings to the District but is not wholly reliant
on it. It is worth noting that the transport modelling work undertaken for Marston Valley assumes a relatively low modal shift associated with the railway
and EWR. Therefore, the highway impact from the development of the Marson Valley site have been assessed on the basis of this low modal shift.
The impacts are not considered disproportionate to the scale of development and would not inhibit the development. Therefore, O&H do agree with
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the statement that growth in the Marston Vale will support and be supported by new strategic infrastructure. However, in the case of Marston Valley,
new strategic infrastructure (EWR and the Expressway) are not essential to the sustainability of the site, albeit that the development would maximise
the opportunity provided by this investment.

The technical information for Marston Valley can be made available to CBC through the Planning

Performance Agreement, if required.

The Proposed Growth Locations

Area A - South

2.32

The requirement to accommodate unmet need for Luton is understood, however we refer back to points made above in respect of the weight given to
Green Belt, and also on the arbitrary nature of the HMA boundary and the ability of sites outside of this to contribute to Luton’s unmet need. Given
extensive recent release of Green Belt, we query whether ‘Exceptional Circumstances’ can be justified on the basis that over 7,000 units have recently
been permitted in the Luton HMA within Central Bedfordshire.

Further clarification is required as to how the major recent permissions at Houghton

Regis and Leighton Linslade have been accounted for in contributing to Luton’s unmet need.

This pointed is covered in relation to paragraph 7.10

‘Housing Target’ below.

Area B

2.33

The potential of Area B for accommodating growth is clear, albeit predicated on significant infrastructure investment, including external decisions on
routing for EWR and securing Government funding for works. For this reason we do query the assertion that this is the ‘best performing’ of the four
areas for strategic growth, particularly within the current plan period when it shares many of its valuable characteristics with Area C.
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Whilst this area may have the potential as a long-term sustainable location for growth, during the programme for the Local Plan, we consider there to
be a number of strategic / locational decisions to made on strategic transport infrastructure which may prejudice the proposed growth locations. It is
important to note that O&H does not wholly disagree with the growth locations, however, given the constraints upon them to deliver within the Plan
period, the allocation of sites such as Tempsford, could undermine the wider strategy and challenge the robustness of the Plan in meeting its necessary
OAN. As set out at Paragraph 2.19, the Council must take forward sufficient allocations on the basis of what each can deliver in the plan period and
ensuring there is a housing land supply which meets the OAN.

2.35

O&H also have concerns about the limited strategic highways beyond the A1 to accommodate strategic scale development. CBC do acknowledge the
need for transport improvements, but this will further restrict the ability for sites in this area to come forward early in the plan period. There is also a
query as to whether a vehicular crossing of the East Coast Mainline is required to facilitate development to the east of Biggleswade which could be a
significant infrastructure cost, if necessary.

Overall, O&H believe that the growth locations in Area B require careful consideration in terms of deliverability, phasing and development trajectory and
viability given potential infrastructure requirements. In any case, the level of growth set out in the Draft Plan is not considered feasible. CBC should
ensure that a more realistic level of growth is attributed to these locations if they are allocated, and sufficient other allocations provided to meet the
OAN.

Area C

2.36

Growth in Area C is closely aligned to Government priorities for the O2C Corridor. The importance of maximising the potential from national investment
in this area must not be underestimated. There is an obligation on CBC to ensure that they capture and facilitate the economic growth potential within
this corridor. O&H strongly supports the identification of potential growth locations in Area C and considers that it demonstrates a proper and robust
approach to strategic planning. Positively planning for growth alongside national infrastructure investment, as well as existing infrastructure, showcases
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that CBC as an authority can ‘do it right’. Importantly, this accords with the Core Planning Principles in the NPPF, most pertinently “…actively manage
patterns of growth to make the fullest possible use of public transport, walking and cycling, and focus significant development in locations which are or
can be made sustainable”. Directing growth to Area C will fully exploit the sustainable transport opportunities available and planned for the future.

2.37

Fundamentally, Area C is free of significant planning and environmental constraints for example Green Belt and AONB. It is already home to some of
Central Bedfordshire’s most successful and important economic and education hubs at Millbrook and Cranfield, these provide a strong and expanding
employment base. Together with the existing and planned infrastructure and the momentum that is fast gathering for further investment here, this area
has an excellent framework for delivering housing and economic growth. Not to fully exploit this would be a failure not only in strategic planning terms
but for the economy of Central Bedfordshire.

2.38

It is crucial however, that the right sites are taken forward as allocations. This should take into account constraints associated with infrastructure
decisions - for example the routing of the Expressway. Marston Valley benefits from a location immediately adjacent to the A421, an existing constituent
part of the Expressway, therefore the uncertainty surrounding predujicing alignment decisions is eliminated.

2.39

It is essential that sites are allocated which respond effectively to existing and planned infrastructure. In this context Marston Valley is located in close
proximity to Ridgmont Station, a confirmed stop on EWR. A direct public transport service will be provided between the development and the station.
The scheme also provides a significant section of the B&MK waterway. This is nationally significant infrastructure, of which a considerable component
is likely to be delivered through strategic developments. Any growth allocations along its proposed route should provide for the waterway to ensure it
is delivered.
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Area D

2.40

O&H support CBC’s conclusions regarding this area. Given the infrastructure constraints, the ability to deliver strategic scale development without
significant investment in infrastructure, is likely to be inhibited by viability issues. It is worth highlighting that despite CBC identifying the lack of potential
for strategic development in this area, it often receives the same rating as other areas in the SA against objectives whereby recognition is given to the
benefit of strategic sites. This is inconsistent and Area D should score more negatively where assertions are made about strategic sites for areas A C.

Examples are Climate Change and Water Resources where strategic sites offer the potential for comprehensive solutions. The areas that can

accommodate strategic development should be rated more positively.

Growth Strategy

2.41

We are supportive of the Growth Strategy set out in Policy SP1 of the draft Plan.

It is underpinned by robust justification in terms of the identified

potential growth locations.

2.42

The Council references the homes and jobs target as minimum figures. We support this approach and consider that, notwithstanding the clarification
on OAN which will follow at Regulation 19 consultation, the Plan should still take a proactive and positive stance to growth through the use of minimum
targets.

2.43

We recognise that further work is ongoing to establish the housing target for the pre-Submission Local Plan, however, as the technical note included at
Appendix 2 highlights, CBC should be planning for the higher end of the 20,000 - 30,000 range.

This is considered essential to meet the housing

requirements over the Plan Period, taking account of market signals, as required by the NPPF and PPG, and to ‘’boost housing supply’ in accordance
with the Housing White Paper (2017).
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O&H consider that most potential growth locations identified in Policy SP1 have been informed by justified planning reasons. The following comments
are made however to ensure that CBC takes forward robust allocations.

a) All three growth options within Area A - these should be subject to robust scrutiny, in the context of recent Green Belt release, that
‘Exceptional Circumstances’ can be demonstrated for additional removal of land from the Green Belt for their allocation.
b) West of Luton is understood to have landscape sensitivities, not least its relationship with the AONB and potential for leading to coalescence.
c) Tempsford New Settlement - as noted above, there is a relatively sound basis for identifying this site as a growth location. However, the
uncertainty regarding infrastructure improvements which it would be reliant on, including the EWR Central Section alignment and the A428
improvements, both of which are subject to external decision making, creates a significant constraint on design and delivery of this site. Whilst
we do not consider that it should be removed as a possible growth location, careful consideration should be given to its ability to deliver in the
Plan period, and how this is approached in any allocation. CBC need to ensure that they do not undermine their ability to meet their OAN in the
period up to 2035 by relying on a significant proportion of growth from this site. If pursued to the next stage it should be a long term opportunity
with limited contribution of housing numbers at the end of the Plan period. Consequently, sufficient allocations will be necessary to make up
the majority of the OAN.
d) East of Biggleswade - much like Tempsford above, O&H agree with the justification for this as a sustainable location. However, O&H raise
queries related to the infrastructure required to deliver this site, primarily access onto and improvements to the A1. This again reinforces our
query as to why area B appears to score more highly that Area C which is not considered to have the same infrastructure constraints beyond
localised improvements that would not necessarily restrict early phases of development coming forward.
e) Marston Vale New Settlement - O&H is wholly supportive of the recognition of this as a growth location. If the site is taken forward as an
allocation to Regulation 19, for clarity O&H suggest that it is referenced as Marston Valley so it is clear which site it refers to.
The Marston Valley site is able to utilise existing infrastructure and is not reliant on significant new infrastructure or routing decisions before it
can be brought forward, therefore it can deliver early in the Plan period. The value of existing infrastructure (the railway line for EWR exists, as
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does the dualled A421 as a constituent part of the Expressway) should not be underestimated. This level of certainty does not apply to many
of the strategic growth locations. This is of fundamental importance to early delivery.
The planned infrastructure improvements in this location will serve to make the area more sustainable, and the allocation of this site will support
the business case for these national investments. A strong economic base already exists in this area and provides an excellent framework for
stimulating and supporting further growth and capitalising on the Marston Vale as a key economic hub within the O2C corridor.
The site can be delivered in a policy compliant manner, and through the preparation of the outline planning application, the environmental
impact of the development of this site has been determined. This has indicated that there are not any overriding constraints that cause a
significant effect in EIA terms which cannot be mitigation, or are not outweighed by the benefits of bringing this site forward. The key components
of the mitigation and infrastructure package are currently being determined through the outline application and are not considered to be
disproportionate to the scale of development or to negatively impact upon viability.
Marston Valley should be distinguished in the SA as a more sustainable option in Area C than Aspley Guise as it benefits from a better physical
connection, with the potential for direct public transport links, to a stopping station on EWR. Therefore, it has a greater likelihood of achieving
increased modal shift to rail. Table 5.10 of the SA - MV should be rated more highly against the other Aspley Guise and the village extensions
in relation to highways and sustainable transport to reflect the proximity to Ridgmont Station on EWR.

f)

Aspley Guise - whilst O&H do not object to this site as a logical growth location, as recognised by CBC in the ‘Summary of Housing Growth
Locations’, that it is constrained by the potential routing of the Expressway. This is nationally significant infrastructure and is subject to
considerable investment and technical studies to determine the most appropriate alignment.

This does impact the certainty in relation to

delivery in the plan period and it is not acceptable to allow such a strategic site to come forward in a piecemeal manner. This could undermine
the ability to secure infrastructure and could still prejudice decisions on the Expressway.

2.45

In terms of taking forward growth locations for allocation it is of vital importance to consider the ability of individual sites to deliver in the plan period.
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O&H has concerns about the consistency of and assumptions within the various evidence base documents. CBC should undertake a careful review of
the evidence base ahead of the Regulation 19 consultation to ensure it is fully aligned to support identified allocations and the selected growth strategy.
A number of headline points are set out at the end of this report.

Small and Medium Sites

2.47

O&H recognise the role these sites play in providing a flexible housing supply, however, the benefits of strategic sites is well recognised by CBC in the
evidence base and Local Plan. Piecemeal development of sites of this scale will not secure significant infrastructure provision.

Housing Target

2.48

In accordance with the OAN Technical Note in Appendix 2, O&H strongly contend that CBC should plan for the upper end of the housing need range.
For further detail on the OAN we refer to the note in Appendix 2. It is imperative that CBC plans for sufficient housing to boost housing supply and
ensure that it does not stifle wider economic growth in the O2C corridor, a key threat highlighted by the NIC in their ‘Interim Report’ (2016).

2.49

O&H, as set out earlier in the document, seek clarification in how the recent permissions at Houghton Regis and Leighton Linslade have been addressed
in terms of their contribution towards unmet need in Luton. It is not clear from table 7.1 that the ‘strategic sites with planning permission’ make any
contribution to Luton’s unmet need figure.

Implementation - Phasing

2.50

Taking a proactive approach to maintaining a continuous supply of housing is welcomed. However, it is important the phasing restrictions are not
artificially imposed on sites unless they relate to the need for strategic infrastructure decisions and improvements.
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infrastructure requirements, rather than setting artificial triggers which could result in a negative impact on delivery and meeting 5 year housing land
supply. Subject to such infrastructure restrictions, the plan should be flexible in its approach to phasing for sites that are capable of delivering early in
the plan period.

2.51

As has been discussed extensively above, Marston Valley is not reliant on significant new infrastructure, moreover, it benefits from immediate
accessibility to strategic road and rail connections and can be opened up for development imminently, subject to a favourable planning framework and
mechanisms.

Delivery

2.52

O&H agree that there are a robust selection of sites which collectively provide a capacity of approximately 32,000 homes. However, O&H reiterates
the concern that not all of the site capacities referenced will be achieved in the plan period. Subject to confirmation of the housing requirement for the
Local Plan, CBC will need to review this in the context of delivery trajectories for all sites, to ensure they have a sufficient supply to meet the need in
the plan period.

2.53

The Local Plan policies relevant to housing target and specific sites should make it clear the proportion of the full site capacity that will be delivered in
the plan period. Any capacity beyond the Plan period should still be referenced in individual policies as this is likely to be consistent with figures in
outline planning applications, and will provide the critical mass on which infrastructure is secured.

2.54

The table below suggests a likely delivery trajectory for a strategic site over the Plan period. This assumes no infrastructure restrictions, a proactive
applicant and positive planning framework to ensure the site can be opened up in an expedient manner with delivery on-site commencing in 2019. It
is unlikely that most strategic sites could start delivering housing this early in the Plan period and those that are restricted by infrastructure decisions
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and investment could be a lot later.

As noted previously, with a positive planning framework, Marston Valley could facilitate first completions around

2019.

2.55

Year

Yr 1
(possibly year
2019 /20)

Yr 2

Yr 3

Yr 4

Yr 5

Yr 6

Yr 7

Yr 8

Yr 9

Yr 10

Yr 11

Yr 12

Yr 13

Yr 14

Yr 15

Yr 16
2034 / 35

Annual
completions

50

100

250

300

300

300

300

300

300

300

300

300

300

300

300

300

Cumulative 50
Completions

150

400

700

1000

1300

1600

1900

2200

2500

2800

3100

3400

3700

4000

4300

Paragraph 8.3.2 related to policy intervention if housing supply is low, needs to be clarified. It is considered it is more robust to ensure the Local Plan
makes sufficient provision for a flexible housing supply. Whilst the mechanics of this policy are not clear, if the intention is to effectively release
‘contingency sites’, there is no guarantee that such sites can be brought forward immediately at the point at which housing supply may fall. The Council
should simply identify a good supply of site allocations.

2.56

O&H is supportive of CBC’s approach to identifying the most appropriate and sustainable sites as set out in paragraph 8.4.4.

Marston Valley is

considered to meet the strategic objectives, a key criteria to demonstrate suitability, this is further supported by the preparation of the outline planning
application which has thoroughly tested the scheme:

Strategic Objective 1 - this relates to sustainable growth and associated infrastructure. It is well recognised throughout the Plan that EWR will help
secure and support growth in Central Bedfordshire. The sustainability credentials of Marston Valley’s location adjacent to EWR and the Expressway is
covered in detail in this representation. Marston Valley is considered to benefit from the most ‘certain’ conditions that allow it to maximise the potential
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of these existing and planned infrastructure investments. It will contribute substantially to the housing needs of the district and will deliver community
facilities to meet local needs, all which can be secured through any legal agreement as part of an outline permission.

Strategic objective 2 - this too relates to delivering enough homes and jobs to meet needs. Marston Valley is a sustainable, mixed use development
which provides considerable employment uses as part of the scheme. The character of the Marston Vale lends itself to a high quality design approach
and this will can be discussed with CBC as part of any negotiation on a planning application and subsequent design control documents, secured as
part of any permission.

Strategic Objective 3 - recognises the importance of conserving and enhancing the area’s heritage and setting. The future planning application will
demonstrate how this can be achieved – and is supported by a full EIA covered impact in respect of landscape, archaeological and heritage. The
Scheduled Ancient Monuments have been excluded from the site and considerable landscape offsets are provided from any built development. Any
necessary investigations as part of the mitigation requirements will be secured as part of any planning permission.

Strategic Objective 4 - relates to local character and the creation of high quality neighbourhoods. The design of Marston Valley and the concept of
the linked village approach has been guided by the existing character of the Marston Vale. The form and character of each individually proposed village
has been informed by and responds to the landscape it sits within. The intention is that this scheme will be ‘of the Marston Vale’ and will reflect the
landscape and industrial heritage of the area, making it locally distinctive and sympathetic within its setting.

Strategic Objective 5 / 6 - these relate to providing sufficient jobs to meet needs and facilitating economic growth along strategic and sustainable
transportation routes. The fundamental principles that support Marston Valley are its location within the O2C corridor, a key focus for economic growth.
Central Bedfordshire sits at the heart of this corridor and must maximise the potential this provides for the district in securing exponential economic
growth. Marston Valley will not only provide homes to support existing employment hubs at Cranfield and Millbrook, but will provide up to 30ha of new
employment land in the centre of the O2C corridor. The employment land is provided in a prominent location within the site, adjacent to the A421. This
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will provide jobs and help CBC capture the economic benefit associated with this corridor. Moreover, the presence of EWR and a stopping station at
Ridgmont mean that Marston Valley has sustainable access.

Strategic objective 8 - relates to affordable housing. As part of the outline planning application a housing strategy will demonstrate how Marston Valley
meets local housing needs. It is intended that the scheme is policy compliant taking account of other housing demands for instance starter homes. The
agreed proportion of affordable housing will be secured through a legal agreement on any permission.

Strategic Objectives 9 and 10 relate to reducing reliance on the private car, and supporting public transport provision, respectively.

The transport

vision for the Marston Valley development is to deliver a highly accessible community benefiting from a low carbon, high quality, integrated, efficient
and reliable transport offer. This is based on a range of sustainable mode choices, covering the travel needs of new residents now and in the future,
and having the ability to adapt to changes in travel behaviour through future technological advances. This vision will be achieved through design.
Marston Valley will provide walkable neighbourhoods, with a wide range of facilities within 800m walk distance of all dwellings. The development will
be designed around a network of hubs and corridors which enable accessibility and permeability throughout the site. The hubs are designed to allow
interchange between modes and the corridors to enable reallocation of road space to different modes to reflect use and needs. Importantly, this network
is adaptable to enable easy adoption of new technologies and changing travel behaviour patterns in the future and to link with future strategic
government-funded infrastructure schemes such as East West Rail.

Strategic Objectives 11, 12 and 13 relate to environmental matters, including the promotion of healthy lifestyles, wildlife corridors and networks, and
adaptations to climate change. The Marston Valley scheme is based around a comprehensive blue and green infrastructure network with landscape
and biodiversity enhancements at the heart of the proposals. The spine to the development is the B&MK Waterway park which will be a multifunction
green and blue infrastructure asset, facilitating drainage, leisure and recreation, biodiversity enhancement and well as bringing a major economic and
tourism asset to the area. Marston Valley will be policy compliant with CBC’s Leisure Strategy standards which will be delivered in a series of parks
which surround the villages and ensure attractive but permanent parkland buffers are provided to the existing settlements.
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2.57

It is therefore considered that Marston Valley can fully comply with the strategic objectives.

2.58

In terms of the generic requirements for strategic sites, Marston Valley is considered to be significantly well advanced in this respect as O&H have
worked with the Council through a Planning Performance Agreement process for a number of months. Whilst this initially was associated with scoping
the outline planning application, the framework is in place to progress towards agreeing a Master Plan for the site.

2.59

As per the requirement in 8.4.5 for an Indicative Master Plan, O&H have undertaken considerable work evolving an Indicative Master Plan for Marston
Valley. This reflects and responds to the unique character of the Marston Vale landscape and meets local objectives for the B&MK Waterway Park and
the Forest of Marston Vale. O&H welcome further engagement with CBC on the Master Plan to help finalise key design principles for the development
which can then be secured through any planning permission.

2.60

We assume that the principal purpose of the requirement for a Phasing and Infrastructure Plan is to agree that infrastructure, including community
facilities, are delivered in a timely manner as part of a strategic development. We query how requiring a ‘phasing plan’ and allowing proposals to follow
an ‘organic’ sequence of development interact. We also query the timing of the requirement for this information, particularly as there is reference to
‘detailed viability information’. It is likely that such information will be provided (if necessary) during the determination of applications. It should be
recognised that if a site is viable and able to provide all necessary infrastructure, including policy compliant affordable housing, viability information may
not be required.

2.61

Significant work has been undertaken on developing a Sustainable Transport Strategy for Marston Valley, the principle for which underpins the
proposals. O&H welcome further discussion with CBC on this to demonstrate how a comprehensive public transport and pedestrian and cycle network
have been embedded into the scheme.
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O&H support the provision of local community and health hubs. The Marston Valley scheme includes four such hubs, each serving individual villages,
with some higher order facilities proposed to be located in the largest, most central village. O&H welcome the opportunity to liaise with CBC, Parish
Councils and local communities to determine the local needs of the area. The scheme itself will need to deliver a requisite range of facilities to serve
its needs, however, O&H are keen to understand what ‘gaps’ exist locally so that Marston Valley can seek to address this.

2.63

The concept of health and social care hubs is welcomed by O&H, and schemes can facilitate their delivery through the contribution of land and / or
financial contributions. Notwithstanding this support, however O&H query the ability to give policy status to the level of service provided in such facilities.
This will be determined by the provided / occupier.

Summary of housing growth locations

2.64

O&H’s high level comments in relation to the identified growth locations is provided above. The response below primarily relates to Marston Vale.

Vision
2.65

O&H welcome the vision that is articulated for the Marston Vale New Villages, including the separation and screening from neighbouring settlements.
A component of the Marston Valley scheme is a sensitive extension to Marston Moretaine. The design of this parcel is intended to be read as part of
and will ‘complete’ the existing village. This sympathetically designed parcel will provide a new positive edge to Marston Moretaine and one which has
a well-designed interface with the adjacent Waterway Park. The Waterway Park itself will act as a permanent parkland buffer between the wider Marston
Valley development and the new edge to Marston Moretaine. Marston Valley will however, provide sufficient infrastructure to meet the needs of this
parcel.
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Whilst the principle of exploring options for innovative energy solutions is supported, it is important to note that there may be constraints in terms of
access to the network at Rookery. The opportunity will be explored by O&H but constraints that may limit this potential connection that are outside of
their control need to be recognised.

Detail
Biodiversity and Blue / Green Infrastructure
2.67

O&H support the requirements and opportunities set out and note that the Marston Valley scheme can respond positively in terms of providing a section
of the B&MK Waterway Park, meeting the FoMV objectives and exploiting the opportunities providing the lakes through the provision of waterside leisure
hubs and lakeside living. All of these are key components of the scheme and secure biodiversity enhancement as part of their creation.

Flood Risk
2.68

The Marston Valley scheme complies with the sequential test in that development is directed to parts of the site that are not at risk of flooding. This will
be demonstrated through the Flood Risk Assessment submitted with any Outline Planning Application.

Heritage Assets
2.69

O&H recognise the importance of the heritage assets and have excluded the Scheduled Ancient Monuments from the site. Considerable landscape
offsets are provided to the Scheduled Monuments within the scheme.

The scope of assessing the setting of heritage assets has been agreed with

CBC, and this has been undertaken as part of the EIA work. This has indicated that the impact on the assets and their setting is not considered
significant in EIA terms. This assessment will be provided to CBC as part of an Outline Planning Application and it demonstrates how regard is had to
the assets within the scheme.
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Coalescence
2.70

The need to maintain separation between the new and existing villages is of paramount importance and parkland buffers are provided within the scheme.
The sensitive extension to Marston Moretaine is explained previously but significantly the Waterway Park will provide separation between the newly
created boundary to the existing village and the main Marston Valley villages. The Indicative Framework Plan and Landscape Buffers Plan included
in the appendices demonstrate the extent of the parkland offsets that have been incorporated into the scheme. For example, between the built edge
of Lidlington and the built edge of the proposed Marston Valley Village of Escheat to the east, a buffer of approximately 220m is accommodated in the
scheme. To the west of Lidlington and the existing dwellings on Sheeptick End, a buffer of approximately 240m is provided to the proposed Marston
Valley Village of Lower Boughton.

Transport
2.71

O&H supports the transport position and whilst the potential pressures on the local network are highlighted, all transport impacts will be determined
through the transport assessment as part of the outline planning application. The Transport Vision for the development meets the requirements set out
in the draft Plan in terms of transport sustainability. The identified potential areas of impact of the Marston Valley scheme at M1 J13, through adjacent
villages and along the A507 are noted and a comprehensive mitigation and improvement package will be secured as part of any outline permission.
Marston Valley can deliver solutions so that the residual impact of development is not severe.

It is not considered that this package will be

disproportionate to the scale of development, particularly in the evolving context of EWR and the Expressway. Public transport connections from Marston
Valley and linking to surrounding villages will be provided to connect with Ridgmont Station.

2.72

Development at Marston Valley can be delivered in line with these identified infrastructure considerations.

Pollution
2.73

Air and noise pollution and land contamination will be fully assessed and any mitigation proposed as part of the EIA accompanying an Outline
Application. It is not considered that the sources noted present a constraint to development.

David Lock Associates
August 2017
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Energy
2.74

As noted above, whilst O&H support the potential for the use of innovative energy sources, and will explore the opportunity for connect with the Resource
Recovery Facility at Rookery as long as other renewable and low carbon options as part of an outline planning application, it must be recognised that
technical constraints may limit the possibility for this to occur and this may be out of O&H control.

Utilities
2.75

The utilities noted have been addressed in the Marston Valley proposals with the intention to underground the high voltage overhead lines and necessary
easements incorporated for other utilities.

Infrastructure Requirements
2.76

O&H supports all the identified infrastructure requirements and has prepared a draft policy (included at Appendix 3) to suggest how these could be
secured through the Local Plan. Specific infrastructure requirements and mitigation will be secured through planning conditions and a legal agreement
as part of any outline permission.

Our only concern relates to the potential policy requirement related to the Resource Recovery Facility and the

capability for this is unknow. O&H will ensure that this is explored as part of the outline application.

Conclusions
2.77

O&H welcomes the approach CBC is taking to the emerging Local Plan. It is clear that it is proactive in seeking to boost housing supply and align with
wider objectives, in accordance with national policy and more recently, the Housing White Paper. The ongoing focus on the Cambridge, Milton Keynes
and Oxford Corridor, in particular the work being undertaken by the NIC, highlights the importance of planning strategically for growth across this
corridor, at which Central Bedfordshire sits at the heart. The evolving Plan is clearly seeking to maximise the potential from this investment and it is
paramount that this continues to be one of the central threads in the growth strategy. It is important, however, that CBC, ensures that the draft Plan is
supported by robust evidence and facilitates the appropriate level of growth in the O2C corridor, failing to do this could not only undermine the Plan but
the wider economic success of Central Bedfordshire. It is key that the Plan does not prejudice strategic investment decisions in doing so.

David Lock Associates
August 2017
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Part 2 - schedule of comments on wider Local Plan policies

Policy Reference
Policy SP3:
Development in the
Green Belt

Policy
Within the Green Belt there is a general presumption against inappropriate
development. Inappropriate development proposals within the Green Belt will
be assessed in accordance with government guidance contained in the
NPPF and
NPPG.

Comments
The Green Belt is of utmost importance and
warrants protection as per national policy. All other
alternative growth options should be considered
before releasing land from the Green Belt.

Suggested wording
No change

We welcome the use of ‘green gaps’ and
‘countryside gaps’ to protect land between
settlements. Marston Valley will respect the identity
of existing settlements in the Marston Vale, such as
Marston Moretaine, Lidlington and Brogborough, by
ensuring there is sufficient buffering between

No change

“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.
Where “very special circumstances” exist, applicants will be required to
contribute to improvements to the environmental quality and/or accessibility
of surrounding Green Belt land commensurate to the size of the proposal (for
example by improving damaged and derelict land, improving access, visual
amenity and biodiversity), either directly or via financial contributions.
Replacement of buildings will be permitted provided that the building is in the
same use, is not materially larger, and does not have a greater impact on the
openness and rural character of the Green Belt than the existing
development.
The Council will only consider infill development acceptable in principle
within this Plan’s defined Green Belt infill only boundaries of settlements.
Particular attention will be paid to assessing the quality of development
proposed and the likely impact on the character of the settlement and its
surroundings.
Policy SP4:
Coalescence

Other than for specific proposals and land allocations in the Local Plan, new
development in the countryside must avoid reducing open land that
contributes to the form and character of existing settlements.
In considering applications for development the Council will have regard to
maintaining the individual identity of towns and villages and will resist any

David Lock Associates
August 2017
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Policy Reference

Policy
extensions to built-up areas that might lead to coalescence between
settlements.

Comments
settlements to avoid coalescence. The buffering will
comprise green infrastructure and new woodland
planting.

Suggested wording

Policy SP5:
Important
Countryside Gaps

Important Countryside Gaps will be defined on the proposals map that
accompanies the pre-submission version of the Plan. The Council will not
grant permission for unallocated development that would promote the visual
or physical coalescence of nearby settlements.

We support the aim of this policy to designate
important countryside gaps. Marston Valley will
respect the identity of existing settlements in the
Marston Vale, such as Marston Moretaine,
Lidlington and Brogborough, by ensuring there is
sufficient buffering between settlements to avoid
coalescence. This will retain the character of these
settlements and prevent the loss of their individual
identity. The buffering will comprise green
infrastructure and new woodland planting.

No change

In addition to providing permanent parkland buffers
between new and existing villages, O&H also
support the creation of wider countryside gaps to
maintain separation between settlements. The
‘Interactions Plan’ suggests that a countryside gap
could be provided between Marston Moretaine and
Stewartby, incorporating the Millennium Country
Park. Should any O&H landholdings assist in
securing a countryside gap in this location, this
could be provided as a off-site contribution as part
of the Marston Valley scheme.
Policy H1: Housing
Mix

All developments for new dwellings must include a mix of housing types and
sizes in order to meet the needs of all sections of the community, to
encourage sustainable, inclusive and mixed communities. The Council will
support in principle those proposals that are accompanied by evidence which
demonstrates the development meets these needs through the use of:The most up to date SHMA
Local Housing Market analysis
Use of housing needs assessment
Population projections
Housing Market Gap Analysis

David Lock Associates
August 2017

We support this policy. Marston Valley will meet the
requirements of policy H1. However, the policy
should include sufficient flexibility so a development
can respond to local needs at different planning
stages and to meet local needs. For example,
where a mix is agreed at the outline stage but needs
change at reserved matters stage. The policy
should also recognise that strategic allocations will
be built over the long-term and therefore be
adaptable.

Replace ‘the most up to date
SHMA’ with ‘the SHMA (where it
is up-to-date)’
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Policy Reference

Policy
Regard for the under-supply and loss of bungalows
Current housing market conditions
Existing housing mix in the locality.

O&H Properties Ltd.

Comments

Suggested wording

The policy states that: ‘The Council will support in
principle those proposals that are accompanied by
evidence which demonstrates the development
meets these needs through the use of the most up
to date SHMA’
There may be a time when the ‘most up-to-date
SHMA’ is not up-to-date, and does not reflect the
latest evidence on housing needs. Proposals should
consider the SHMA where it is up-to-date, and the
policy should reflect this.
The policy also lists several sources of evidence.
Will these be provided by the Council (with the
exception of the SHMA)? The policy should be clear
what evidence the Council will publish and needs to
be referred to, and what evidence developers will be
required to consider and prepare for planning
applications to inform housing mix.

Policy H3:
Supporting Older
People

All new residential development will be required to respond to the challenges
relating to older people as set out in this chapter. Specifically all applications
will identify opportunities:
To provide accommodation in suitable and sustainable locations, based on
the latest evidence base, these are especially town centres, near transport
links, services, and leisure and health facilities.
To provide accommodation in various forms of tenure types, e.g. shared
ownership, outright purchase, leasehold possibilities, affordable/private
rented and other form of intermediate tenures.
To ensure that properties are built to a good quality standard and meet the
needs of older people as they progress through their life changes.
To ensure that supported housing schemes provide the necessary care
and support packages required.
To consider the strategic aims of the Council, it is ensuring that
mainstream housing, extra-care homes and nursing care homes are
provided throughout the Council area.

David Lock Associates
August 2017

We support this policy and recognise the
importance of planning for the needs of older
people. Marston Valley has been designed to
ensure that residential areas are close to services,
facilities and transport connections. It will provide
older people housing and opportunities to meet
future needs. For example, the proposed
development includes C2 use, and O&H will deliver
a facility if there is demand.

Remove bullets 5 and 7 as they
are Council objectives/ambitions

Bullet 2: Is the expectation that older people
housing provides the same proportion of affordable
as set out in policy H4?

39

Draft Local Plan

Marston Valley
Representations Report

Policy Reference

Policy
The Council will require the development of bungalows, level access
accommodation or low density flats to be provided for older people on
development of 100 dwellings or more.
In order to protect all new bungalows in perpetuity, permitted development
rights will be removed from new build bungalow supply to prevent conversion
to two storey dwellings.
On larger sites of 200 units or more, the provision of an extra care facility
should be investigated taking into consideration site viability and need.
Where an extra care facility is not provided applicants must present evidence
to support its exclusion from their proposals.

O&H Properties Ltd.

Comments
Bullet 5: This requirement needs to be revised as it
is unclear whether this is a Council ambition or a
requirement for developers to meet.

Suggested wording

Bullet 6: At what proportion does the Council require
bungalows/low density flats? Would this be agreed
at a pre-app stage? We suggest that this should be
subject to viability to determine the amount and
agreed through the s106, taking into account other
infrastructure contributions.
Bullet 7: This is a Council objective and does not
need to be included in the policy; it should be
included in the amplification if necessary.

Policy H4:
Affordable Housing

All qualifying sites of 11 or more units or sites of 10 or less units which have
a combined gross internal floor space in excess of 1,000 square metres
subject to NPPG future revisions and future relevant case law will provide
30% affordable housing. This proportion may change in accordance to the
most up to date version of the SHMA, in which event the new revised
proportions should be applied. The affordable housing from qualifying sites
should be provided on-site.
The affordable homes should meet the following requirements:
Provide 73% affordable rent and 27% intermediate tenure or regard to the
most up-to-date SHMA
An appropriate mix of tenures, including Social Rent, Affordable Rent and
intermediate tenures including starter homes, having regard to housing
needs and best available evidence and most up-to-date SHMA
Affordable units dispersed throughout the site and integrated with the
market housing to promote community cohesion & tenure blindness. Clusters
of no more than 10 affordable units for houses and no more than 15
affordable units for flats

David Lock Associates
August 2017

Bullet 8: The need for extra care facilities is set out
in the Council’s Investment Prospectus 2016-2020.
This should be referenced in the policy to aid
developers in understanding what the demand and
supply is across the district.
We support this policy and the aim to provide 30%
affordable housing on qualifying sites. Marston
Valley will seek to be policy compliant in terms of
affordable housing. We do consider that it is
important to allow for an element of flexibility in
affordable housing requirements (associated with
tenure split and types of affordable, rather than
proportion), particularly in relation to strategic sites,
to ensure that affordable provision can adapt to
meet local needs over the long term delivery of such
as site.
This flexibility should also allow for different delivery
mechanisms, including the offer of land to CBC to
enable the Council to deliver affordable homes.
This is a mechanism that O&H would support and
welcome further dialogue with CBC.

All qualifying sites of 11 or more
units or sites of 10 or less units
which have a combined gross
internal floor space in excess of
1,000 square metres subject to
NPPG future revisions and
future relevant case law will
should provide 30% affordable
housing. Proposals that cannot
provide 30% should be
accompanied with viability
testing to demonstrate the
scheme’s economic viability.
This proportion may change in
accordance to the most up to
date version of the SHMA, in
which event the new revised
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Policy Reference

Policy
Affordable units to meet all nationally prescribed space standards
Quality and design of the affordable homes must be of an equally high
standard to that of the private units on site.

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
However, we note some issues with the policy:
•
We object to the reference to the SHMA in
the first paragraph and how requirements
for affordable housing may change with
updated versions of the SHMA. Policy is
informed by evidence that is tested at
examination and consulted on throughout
the local plan process. A new SHMA will
not be tested in this way and there is a risk
that new SHMA evidence may not be
robust. Any new evidence that updates the
affordable housing need should therefore
be tested through a review of the local
plan, or the adoption of an SPD, in line with
market reality.
•
The amplification includes some important
detail about viability testing and commuted
sums in the exceptional cases where the
30% requirement cannot be met. This
should be included in the policy.
•
Bullets 1: we recommend that the
reference to the ‘most up to date SHMA’ is
removed.
•
Bullet 2 should be clear that it requires a
range of tenures from affordable rent (e.g.
social rent and affordable rent) and
intermediate tenures. The Council needs to
be clear what it expects on for tenure mix.
Starter Homes are discount market sale
not intermediate housing.
•
Bullet 4: for clarity, delete this as policy H2
already requires housing to meet nationally
prescribed space standards.
•
Bullet 5: ensuring quality and design of
affordable to match market housing is a

Suggested wording
proportions should be applied.
The affordable housing from
qualifying sites should be
provided on-site. In exceptional
cases, commuted sums may be
appropriate.
•

Proposals The affordable
homes should meet the
following requirements:
o

o

o

o

73% affordable rent
and 27% intermediate
tenure or regard to the
most up-to-date SHMA
.
An appropriate mix of
tenures, including
Social Rent, affordable
Rent and intermediate
tenures
Affordable units
dispersed throughout
the site and integrated
with the market
housing to promote
community cohesion &
tenure blindness.
Clusters of no more
than 10 affordable units
for houses and no
more than 15
affordable units for flats
where practical.
o Affordable units to
meet all nationally
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Policy Reference

Policy

Comments
worthwhile aim but the market reality of this
may be difficult to achieve in certain cases.
Quality and design should be of an equally
high standard where possible and, if not,
materials that are cheaper should be used
carefully to ensure consistency between
the two types of housing.

Suggested wording
prescribed space
standards
o Quality and design of
the affordable homes
must should be of an
equally high standard
to that of the private
units on site. If the
quality of the affordable
housing does not
match the market
housing, then
proposals will need to
provide sufficient
justification.

Policy H6: Starter
Homes

All qualifying planning applications must have regard for Starter Homes
delivery; except in respect of planning applications for rural exception sites or
land allocated for rural exception sites.
Starter Homes will be delivered on qualifying sites in accordance with the
Housing & Planning Act or the most up-to-date, published secondary
legislation or Government Guidance.
The current intention communicated in the Housing White Paper is that
Starter Homes will form part of the minimum 10% requirement for a range of
home ownership products. Until the consultation on the Housing White paper
is concluded, CBC will work on this assumption.
The Affordable Housing policy (policy H4) states that 27% of all qualifying
sites will comprise intermediate tenures, these are predominantly home
ownership products, and therefore starter homes will be incorporated within
this 27%. In the absence of detailed guidance, Central Bedfordshire Council
will exercise local discretion in meeting the Starter Homes requirement. This
includes the following:
Local variation on the suitability on starter homes on a case-by-case basis.
This will include demonstrable evidence on local Housing Need,
Affordability and accessibility of starter homes as part of the wider housing
mix.

We support this policy. Marston Valley will provide a
mix of housing types and tenures and Starter
Homes will likely form a part of the housing offer.
However, we recommend that, rather than setting
specific requirements, this policy deals with the
provision of Starter Homes on a case-by-case basis
until the changes to the NPPF and Starter Homes
regulations are published. Our concerns:
•
The policy includes information that is
more suited to the amplification; for
example, paragraphs 1 to 4
•
Fourth paragraph: Starter Homes are
discount market sale and currently not
classed as ‘affordable housing’ in the
NPPF, so it is incorrect to count these
under intermediate housing.

‘All qualifying planning
applications must have regard
for Starter Homes delivery;
except in respect of planning
applications for rural exception
sites or land allocated for rural
exception sites.

David Lock Associates
August 2017

Starter Homes will be delivered
on qualifying sites in accordance
with the Housing & Planning Act
or the most up-to-date,
published secondary legislation
or Government Guidance.
The current intention
communicated in the Housing
White Paper is that Starter
Homes will form part of the
minimum 10% requirement for a
range of home ownership
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Policy
Consideration of a commuted sum payment to be used by the authority for
providing starter homes. The proceeds of which are to be spent in any
location within its boundary that the authority deems suitable.

O&H Properties Ltd.

Comments

Suggested wording
products. Until the consultation
on the Housing White paper is
concluded, CBC will work on this
assumption.
The Affordable Housing policy
(policy H4) states that 27% of all
qualifying sites will comprise
intermediate tenures, these are
predominantly home ownership
products, and therefore starter
homes will be incorporated
within this 27%.
In the absence of detailed
guidance, Central Bedfordshire
Council will exercise local
discretion in meeting the Starter
Homes requirement. This
includes the following:
Local variation on the
suitability on starter homes on a
case-by-case basis. This will
include demonstrable evidence
on local Housing Need,
Affordability and accessibility of
starter homes as part of the
wider housing mix.
Consideration of a commuted
sum payment to be used by the
authority for providing starter
homes. The proceeds of which
are to be spent in any location
within its boundary that the
authority deems suitable.’

David Lock Associates
August 2017
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Policy Reference
Policy H7: Self and
Custom Build
Housing

Policy EMP5: Rural
and Visitor Economy

Policy
The Council will support applications for delivery of serviced plots in suitable
locations where they help meet the demand as demonstrated by the
Council’s Self & Custom Build Register.
The Council will require sites of 10 or more dwellings (excluding schemes
for 100% flats or conversions) to provide up to 20% of the planned dwellings
as serviced plots for self and custom builders to meet demand evidenced by
the Council Register.
The Council will require all serviced plots to have or provide within a
specified period (agreed in s106 agreement) access to a public highway,
connections for electricity, water and waste water, and gas where present in
the area.
The Council will require serviced plots to be offered to people on the
Register first for a period of 6 months before being marketed on the open
market as serviced plot for self and custom build.
Developments meeting the Council’s threshold for affordable housing will
be expected to deliver affordable housing in line with the Council’s adopted
policy for on site provision or payment of commuted sums for off site
delivery. Delivery of serviced plots on rural exception sites will be permitted
only if it enables delivery of affordable houses.
The contribution of the rural area and tourism to the wider economy will be
supported and proposals for employment generating uses within the rural
area and those related to the visitor economy will be considered in relation
to:
the suitability and impact of the proposal in relation to the location and
neighbouring land uses;
an increase in the number of jobs that can be delivered; and
the impact upon traffic generation, suitable accessibility and sustainable
forms of transport.
The Council will seek to promote the rural area and visitor economy across
the whole of Central Bedfordshire by supporting proposals for tourist and
leisure developments, particularly those which will also provide opportunities
for rural diversification and which are well located to support local services,
businesses and other tourist and leisure attractions.
Proposals located within the Green Belt will only be considered where
exceptional circumstances are identified and where the need for the proposal
outweighs any demonstrable harm to the Green Belt.

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
We support the provision of self and custom build
plots and Marston Valley will provide plots to allow
people to build their own homes. However, we are
concerned about the requirement in Bullet 1 – sites
of 10 or more dwellings to provide up to 20% as
serviced plots – as it is not based on evidence. The
Council is required by law to keep a register of
demand, but this is not available on the website.
The provision of plots should reflect the amount of
demand in the register. The Council should refer to
the requirements of the PPG (Paragraph: 023
Reference ID: 57-023-201760728).

Suggested wording
Delete: ‘Developments meeting
the Council’s threshold for
affordable housing will be
expected to deliver affordable
housing in line with the Council’s
adopted policy for on site
provision or payment of
commuted sums for off
site delivery.’

Bullet 4: this requirement is for affordable housing,
and does not need to be included under policy H7
as it is already set out in policy H4.

Marston Valley will create commercial opportunities
and support the area as an emerging destination for
leisure and business visitors, building upon the
existing tourism offer locally. A hotel is proposed
along with leisure uses to help realise the significant
tourism potential associated with the Waterway
Park, new access to Brogborough and Lidlington
lakes and enhanced access to Stewartby Lake.
O&H will plan for a tourist offer of accommodation,
attractions and restaurants in the village centre, and
throughout the Waterway park and around the
lakes.

No change
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Policy

O&H Properties Ltd.

Comments

Suggested wording

We support the Council’s retail hierarchy and the
need to support and encourage retail in town
centres across the district. We also support the
requirement for an impact assessment, as listed
under the section titled ‘Outside designated town
centres’. However, the requirement for a sequential
test should be waived where a growth location
needs to meet its own requirements in accordance
with the principles of sustainable development. For
example, under the Marston Vale New Villages,
there is a requirement for retail uses to support the
amount of development. Marston Vale’s retail
provision is set out in more detail under the
comments for the growth location above.

‘The Sequential Test will be
applied to proposals for main
town centre uses that
are not within a designated town
centre boundary. Where a
growth location or allocation
needs to meet its own retail,
office and leisure uses to
support the development then
the Sequential Test will not be
required.’

Proposals for static holiday and touring caravan parks and holiday chalet
developments will be considered against the need to protect valuable
landscapes and environmentally sensitive sites as well as the potential
impact on local residents.

Policy R1: Ensuring
Town Centre Vitality

The Council will seek to retain existing public houses in order to encourage
diverse employment opportunities, provide tourist accommodation and in
recognition of the contribution such uses make, particularly to the rural
economy.
All proposals will have regard to the Retail Hierarchy. The Council will
support and encourage the retail and service provision in the Town Centres.
Within the identified town centre boundaries of the principal and secondary
town centres, development proposals for main town centre uses such as
retail, leisure, commercial, office, tourism, cultural, and community uses will
be supported in principle.
Proposals for change of use, or re-development of properties, away from
these uses will be supported in principle providing that they meet all of the
following criteria:
The proposed use would be appropriate within a town centre setting;
There is not an existing over-concentration of such uses within the town
centre boundary;
The proposed use would positively enhance the vitality of the town centre
by extending the range of facilities offered and/or stimulating activity
outside normal shopping hours; and
The proposed use would maintain an appropriate window display to avoid
the creation of a ‘dead’ frontage.
Above ground floor level, proposals for residential (C3) and general office
space (B1a) will be encouraged.
Outside designated town centres
The Sequential Test will be applied to proposals for main town centre uses
that are not within a designated town centre boundary.

David Lock Associates
August 2017
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Policy T1:
Identifying
Connectivity,
Accessibility and
Impacts on the
Transport Network

Policy
Retail Impact Assessments will be required for all retail, office and leisure
proposals over 500sqm gross external floorspace that are outside a
designated town centre boundary. Schemes that are found to have negative
impact on the vitality of town centres will be refused. Proposals for retailing in
out-of-centre locations will be considered, in conjunction with Policy EMP2
Development will be required to evidence that there is sufficient capacity in
the transport network to accommodate the increase in demand to travel as a
result of the development.
In accordance with the thresholds given in the ‘Travel Plan and Transport
Assessment Guidance’ developments must demonstrate their connectivity by
a range of means of travel and ensure sites are accessible by realistic
alternatives to the car.
The Central Bedfordshire and Luton Transport Model (CBLTM) will form the
basis to any assessment of transport capacity requirements. Further
bespoke capacity assessments may also be required to test specific local
impacts

O&H Properties Ltd.

Comments

Suggested wording

We support this policy but recommend that the first
paragraph should acknowledge that ‘sufficient
capacity’ includes mitigation / improvements in
proposals.

‘Development Proposals will be
required to evidence that there
is sufficient capacity in the
transport network to
accommodate the increase in
demand to travel as a result of
the proposed development.
Sufficient capacity should take
into account mitigation in
proposals.’

Strategic allocations provide the opportunity to
design walkable neighbourhoods that provide
services and facilities that meet day-to-day
requirements. For example, Marston Valley will
provide walkable neighbourhoods that link to
facilities and services (such as employment,
education, retail, leisure and public transport
connections), for residents within 800m. These
walkable neighbourhoods will be located close to
transport hubs which will provide access to public
transport to link the site with its immediate and wider
area. A cycle network will also be provided to
connect the residential areas and the wider area.
Marston Valley benefits from good road access and
is located close to the A421 and M1 as well as the
Marston Valley Line, which connects the site to
Bedford and Milton Keynes. Some mitigation will be
required at junctions along the A421 and M1, and
new bus services will be provided to connect the
site with Milton Keynes, Cranfield, Bedford, and
Flitwick.

Policy T2: Mitigation
of Transport Impacts
on the Network

Development will be required to evidence that sufficient mitigation measures
are in place to alleviate any pressures that are demonstrated to occur.

David Lock Associates
August 2017

We support the principles and objectives of this
policy. Strategic sites provide the opportunity to
masterplan sustainable movement principles
Marston Valley has taken into account these

No change
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Policy
All major development will demonstrate through the submission of a
Transport Assessment and a Travel Plan how the proposals have sought to
reduce the need to travel and how they have secured modal shifts towards
more sustainable forms of transport.
This should be through an approach which first considers the ability to cater
for walking and cycling, provide suitable public transport services, and make
better use of existing highway capacity before considering the provision of
additional roads.
Evidence must be provided in Transport Assessments to demonstrate:
The principles established to give priority to pedestrians and other
vulnerable road users in new developments, together with links to local
service provision.
Comprehensive and convenient pedestrian and cycle links to schools,
local employment and service provision.
Connectivity with existing walking and cycling networks Suitable bus or rail
service provision within 400 metres (bus) or 800 metres (rail) safe walking
distance offering at least a half-hourly peak hour service to a variety of
service centres and interchanges.
Where a Travel Plan is in place, the developer and/or user will provide an
annual update on their action plan, reporting progress against agreed aims
and targets for a minimum of 5 years post occupation.
The Council will also require, as appropriate, financial contributions towards
sustainable travel infrastructure and/ or promotions where connectivity to
existing infrastructure is not suitable.

Policy T3: Highway
Safety & Design

Proposals for new development must not have a detrimental effect on
highway safety, patterns of movement and the access needs of all people.
Development will be permitted where:

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
principles throughout the design process and
includes a model hierarchy that prioritises walking
over private vehicles; for example, residential areas
are planned to be within walking distance of most
local amenities. Marston Valley will also provide an
extensive pedestrian and cycle network that will
connect residential and employment within the site
and the wider area. Marston Valley will deliver a
public transport strategy that is based upon a high
quality and high frequency service, connecting new
and existing villages and providing a direct link to
Ridgmont Railway Station.

Suggested wording

Development at Marston Valley will respond
positively to this emerging policy, and recognises
the importance of locating development within easy
access of frequent and convenient public transport
routes. The transport vision for the development is
to deliver a network of hubs and corridors that will
provide the framework for attractive and evolutive
bus services connecting to current local and future
regional and national rail services.
Development at Marston Valley will deliver a
permeable network of pedestrian and cycle routes
connecting the development to local public transport
hubs as well as integrating development with local
communities. Parking within the Marston Valley
development will be provided in line with local
standards whether for motorised vehicles or
bicycles, and will include charging points for electric
vehicles.
We support this policy. As mentioned under our
response to policy H2, Marston Valley will be well
integrated with the existing transport network. It is
strategically located and will take advantage of the

No change
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Policy T5:
Development and
Public Transport
Interchanges

Policy
The proposal is or will be well integrated with the existing transport
network within and beyond the development itself; avoiding severance of
communities as a result of measures to accommodate increased levels of
traffic on the network;
The proposal does not impede the free flow of traffic on the existing
network or create hazards to that traffic and other road users;
The proposal retains or enhances existing footpaths and cycleway links;
The proposal promotes walking and cycling permeability and ensure that
linkages and publicly-accessible through routes are created to
successfully integrate the development into wider networks;
The development provides safe and convenient access in accordance with
appropriate standards, that promote accessibility for all users and all modes
of transport and includes designs, where appropriate, that incorporate low
speeds;
The proposal must avoid locations where the cumulative impacts of
congestion is likely to remain severe following mitigation;
The proposal must make adequate provision for loading and unloading,
circulation, servicing and vehicle turning; and
The proposal fully funds where appropriate, or contributes towards the
costs of any measures required to cost effectively mitigate the impacts
arising from the development.

Comments
existing road (M1/A421) and rail infrastructure
(Marston Vale Line and future East West Rail) and
provide suitable connections to the network. Also,
Marston Valley has been designed to provide an
extensive pedestrian and cycle network to facilitate
walking and cycling over the use of private vehicles.

Developments within close proximity to bus and rail interchanges should
provide enhanced access in order to encourage more public transport use,
support the viability of services and enhance the vitality of the town centres
in which they are located.
All major developments should promote connectivity to the transport
interchange through Transport Assessments and Travel Plans. Typical
measures may include current timetables, maps, equipment providing real
time passenger information.

We support this policy but recommend that the
wording is refined for clarity.

Contributions to improve interchange infrastructure and to promote links to
the end user will be sought.
Development will not be permitted should it compromise the ability of the
authority to fully utilise and expand interchanges as required.

David Lock Associates
August 2017

O&H Properties Ltd.

Suggested wording

The Marston Valley development will be supported
by a package of transport measures to facilitate
reduction of impacts, in order that the residual
impacts of development are not severe.
Development at Marston Valley will promote
collaborative working with local authorities,
Highways England and neighbouring developments
so that holistic strategic infrastructure solutions can
be developed to the benefit of all, with proportionate
contributions secured where necessary and in
accordance with Community Infrastructure
Regulations (2010, as amended) and the NPPF.

Marston Valley is located close to stations along the
Marston Vale Line and Ridgmont, which will be a
stopping station on East West Rail. Marston Valley
has been designed to take advantage of these
public transport assets through a pedestrian and
cycle network.

‘Developments within close
proximity to bus and rail
interchanges should provide
enhanced access in order to
encourage more facilitate public
transport use., support the
viability of services and enhance
the vitality of the town centres in
which they are
located.’
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Policy T6: Strategic
Transport
Improvements

Policy
The Central Bedfordshire and Luton Transport Model (CBLTM) will form the
basis to any assessment of any strategic improvements.
The Council will seek to facilitate the delivery of the strategic transport
schemes to provide increased capacity for growth or to mitigate the impact of
development. Key strategic schemes include:
East West Rail and supporting infrastructure
Oxford to Cambridge Expressway
A1 Route Enhancement
A6 to M1 link road
Developments should support the delivery of strategic transport
improvements including the safeguarding of routes where appropriate.
Contributions will be sought towards the provision of strategically important
transport infrastructure projects and studies across Central Bedfordshire,
including those delivered by delivery partners such as Network Rail and
Highways England.

Policy T7: Ultra Low
Emission Vehicles

The following new developments will be required to provide charging points
to support the provision of Ultra Low Emissions Vehicles:
Residential developments
Supermarkets or retail areas
Employment sites
University sites

O&H Properties Ltd.

Comments
We support this policy but recommend that it is reworded for clarity by focussing on requiring
proposals to have regard to strategic transport
improvements, where applicable. The growth of
Marston Valley helps to support the business case
for East West Rail and ensure that the Council can
take advantage of its potential benefits. Marston
Valley has been designed to take advantage of East
West Rail by locating residential development along
a rail, and road, corridor to provide connections to
the wider area. The residential development will
support the viability of East West Rail by providing a
close customer base and this meets sustainable
development principles.

We support the requirement of ULEV; however, until
the standards are published, we recommend that a
pragmatic approach is used when negotiating on a
case-by-case basis.

Suggested wording
‘The Council will seek to
facilitate the delivery of the
strategic transport schemes to
provide increased capacity for
growth or to mitigate the impact
of development. Key strategic
schemes include:
East West Rail and supporting
infrastructure
Oxford to Cambridge
Expressway
A1 Route Enhancement
A6 to M1 link road
Where applicable, proposals
should have regard to the
delivery of strategic transport
improvements including the
safeguarding of routes where
appropriate. Strategic schemes
include:
• East West Rail and supporting
infrastructure
• Oxford to Cambridge
Expressway
• A1 Route Enhancement
• A6 to M1 link road’
No change

The provision of charging points will be negotiated on a case by case basis
until standards are set out in the Local Transport Plan which will then be
applied to all qualifying developments

David Lock Associates
August 2017
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Policy EE1 : Green
Infrastructure

Policy
Developments of new buildings must demonstrate a net gain in green
infrastructure; linking, enhancing and extending existing green infrastructure
assets, and creating new ones. The Council will be supportive of applications
that have regard for green infrastructure plans, identifying existing green
infrastructure assets, and opportunities for enhancing the green
infrastructure network.
High quality, multifunctional green infrastructure will be integrated within
developments, incorporating sustainable urban drainage systems and
enhancing biodiversity, landscape character, the rights of way network and
design quality, and making provision for the ongoing and effective
management of this green infrastructure.
Existing green infrastructure of strategic importance, as identified in the
Bedfordshire, and Mid and South Bedfordshire GI plans will be protected
from development.
Development proposals should also take account of Green Wheel and
Greenway plans and Parish Green Infrastructure Plans, and consider how
identified assets can be protected and enhanced, and for aspirations to be
delivered by development.

O&H Properties Ltd.

Comments
We support this policy. Strategic sites offer the
opportunity to include and respond to green
infrastructure asses. For example, Marston Valley
has significant value in the green infrastructure it
can provide. It has been designed in accordance
with the green infrastructure plans for Mid
Bedfordshire, Marston Moreteyne, Lidlington, and
Bedfordshire and Luton. It will deliver a net gain in
green infrastructure by:
•
linking with existing Rights of Way and the
Millennium Country Park;
•
connecting water features through green
corridors;
•
enhancing waterbodies, local landscape
character;
•
extending assets such as B&MK Waterway
Park;
•
creating new assets such as access to
Brogborough and Lidlington lakes, street
trees.

Suggested wording
No change

Development that adversely affects identified strategic green infrastructure
assets, or adversely affects the future implementation of identified strategic
green infrastructure projects will not be permitted.
Policy EE2:
Enhancing
biodiversity

Development proposals should provide a net gain in biodiversity through
enhancement and creation of ecological networks by:
Incorporating existing and/or new biodiversity features within their design;
and
 Maximising opportunities to enhance and/or create links between
ecological networks. Links should be created both on-site and, where
possible, with nearby features.
Biodiversity features within a development need to be managed,
monitored and maintained.

David Lock Associates
August 2017

We support this policy. Strategic sites provide the
opportunity to masterplan ecological principles. For
example, Marston Valley will provide a net gain in
biodiversity and create/link biological networks. The
biodiversity strategy is to retain biodiversity features
of greatest value, and augment these wherever
possible to provide strong connections. For
example, new habitats along the Elstow Brook
Corridor, and enhancing and strengthening habitats
around Brogborough Roundhouse and Lidlington
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Policy EE3: Nature
conservation

Policy EE4: Trees,
woodlands and
hedgerows

Policy
Development proposals within, or in close proximity to, an ecological corridor
should enhance the functionality and connectivity of the corridor.
Development that would impact on the strategic ecological network causing
fragmentation or otherwise prejudice its effectiveness will not be permitted.

Important habitats and sites of geological and geomorphological interest will
be protected, maintained and enhanced.
Up to date, comprehensive ecological information undertaken in accordance
with industry guidelines will be required to support and inform development
proposals that would affect sites for nature conservation, protected species,
or species of habitats of principal importance demonstrating development will
deliver a net gain.
The Council will ensure that:
Development which will adversely affect SSSIs and NNRs would not be
considered sustainable development and will be refused.
Development would not be permitted that would adversely affect:
County Wildlife Sites,
Local Nature Reserves,
Local Geological or Geomorphological Sites,
Protected species, or;
Species and habitats of principal importance.
The assessment of adverse impacts will apply to potentially damaging
development proposals both within and outside the designated area. It will
include the consideration of adverse cumulative effects with other existing or
proposed development. Indirect effects, such as disturbance through
increased recreational pressure can result from new development and
require mitigation to prevent detrimental impacts to the ecological resource.
Protection of existing trees, woodlands and hedgerows:
Development that would adversely affect ancient woodland, and aged and
veteran tress will not be permitted.
Woodlands, including semi- natural woodlands, planted ancient woodland
sites, orchards, hedgerows, and specimen trees found outside woodlands
will be protected from development wherever possible, including buffering as
appropriate.

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
Pit. These biodiversity assets will be managed,
monitored and maintained.
The last sentence of the policy refers to a ‘strategic
ecological network’ but there is no detail in the
amplification about what this is.
We support this policy but it should recognise that
developments can contribute positively to nature
conservation. Marston Valley has been designed to
ensure that important habitats and sites of
geological/geomorphological interest will be
protected, maintained and enhanced. There are no
adverse effects to the designated sites and
protected species/habitats.

Marston Valley will protect existing trees and include
areas of new woodland planting to deliver the 30%
tree cover required by the Forest of Marston Vale.
Trees will also be planted along street corridors,
gardens, and in open spaces.

Suggested wording

No change

No change

We support the aim to integrate hedgerows, and
they should be retained where possible; priority
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Policy EE5:
Landscape

Policy
Existing hedgerows and trees should be integrated within developments,
unless demonstrably inappropriate. The development should be designed to
integrate them within the public realm, and within a suitable landscape
setting to ensure longevity. Hedgerows and treed boundaries should be
reinforced, safeguarded within green corridors and extended where possible
to create linkage.
Any removal of trees or hedgerows to accommodate development must be
justified, and should be replaced within the development site with appropriate
planting of suitable species of equivalent scale and character, and providing
equivalent canopy cover and habitat connectivity.
The Council will seek to safeguard protected trees from loss or detrimental
major surgery. Any protected tree that is unavoidably destroyed must be
replaced by a tree or trees suitable for the location.
Developers will be expected to include new planting in developments, and
the Council expects that:
New developments are designed to include significant tree features, as
part of residential areas, commercial and employment sites, streets and car
parks.
The layout of developments (including residential areas, roads, parking
areas, and open spaces) is designed to provide sufficient space to enable
these tree features to thrive.
Landscaping schemes will take account of local landscape character, and
should consider climate change, ease of maintenance and ecological
enhancement. They should include the use of ornamental species where
appropriate. Care must be taken to avoid the introduction of Invasive Non
Native Species into planting schemes.
New tree planting is designed within a green corridor of appropriate scale,
as part of the site’s public realm, transport network and green
infrastructure, to improve ecological connectivity, enhance local character
and create a sense of place, and mitigate and adapt to climate change.
Any development that forms a rural edge will include a designed
landscape boundary consisting of native tree and hedgerow planting
consistent with the local landscape character.
In order to safeguard intrinsic character, scenic beauty and perceptual
qualities of the landscape such as tranquillity, all development proposals will
need to have regard to the key characteristics and sensitivities of the site

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
should be given to those that have combined
landscape, heritage and biodiversity value.
However, we are concerned about what is
‘demonstrably inappropriate’. The policy needs to
stress the value of trees and hedgerows.

Suggested wording

We support this policy. However, the Council should
reference the criteria in the policy for ‘valued
landscapes’ as listed in the amplification. It should

‘…All major development
proposals will be required
demonstrate how they
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Character and
Value

Policy
and its setting, as set out in the Central Bedfordshire Landscape Character
Assessment.
All major development proposals will be required demonstrate how they
incorporate landscape enhancement, in accordance with the guidelines in
the LCA, the Central Bedfordshire Design Guide and other relevant
documents for specific areas e.g. the Chilterns AONB, Marston Vale
Community Forest or the Greensand Ridge Nature Improvement Area.
Landscape and Visual Impact Assessments will be expected as part of
planning applications, including the assessment of local landscape
character. Development will respect, retain and enhance the character and
distinctiveness of the local landscape, through (for example)
Reflecting local character and distinctiveness in terms of the scale and
pattern of the surrounding landscape and existing settlement form.
Integrating on site mitigation sympathetic to local character in scale with
the landscape setting as well as the scale of the development.
The Council recognises the importance of valued landscapes. Proposals that
have an unacceptable adverse impact on valued landscapes will be refused.

O&H Properties Ltd.

Comments
also prepare evidence to list these places, otherwise
the policy is open to interpretation on a case-bycase basis. The protection for valued landscapes
may better be dealt with in the Landscape Character
Assessment.
Marston Valley has been designed to carefully
consider the requirements of the Landscape
Character Assessment, as well as the Design
Guide. For example, landscape enhancements
include new areas of woodlands (in accordance with
the Marston Vale Forest Plan), woodland planting,
retention of views along the Vale through corridors
of open space, and the retention of separate identify
of settlements through green buffers and new
woodland. In addition, Marston Valley has been
designed to reflect local character and
distinctiveness: it is based on a series of connected
villages that are similar to existing surrounding
settlements.
The second paragraph requires Landscape and
Visual Impact Assessments. These should be
required through the Council’s validation
requirements, and should set out when they are
required.

Policy EE6:
Tranquillity

The Council will:
Ensure that areas of high tranquillity at both strategic and community
scales are protected, and that development that harms their recreational and
amenity value is not permitted.

David Lock Associates
August 2017

Suggested wording
incorporate landscape
enhancement, in accordance
with the guidelines in the LCA,
the Central Bedfordshire Design
Guide and other relevant
documents for
specific areas e.g. the Chilterns
AONB, Marston Vale
Community Forest or the
Greensand Ridge Nature
Improvement Area. Landscape
and Visual Impact Assessments
will be expected as part of
planning applications, including
the
assessment of local landscape
character.
Development will should
respect, retain and enhance the
character and distinctiveness
of the local landscape, through
(for example) by
Reflecting local character and
distinctiveness in terms of the
scale and pattern of the
surrounding landscape and
existing settlement form.
Integrating on site mitigation
sympathetic to local character,
in scale with the landscape
setting, as well as and the scale
of the development.’

We support the idea of areas of tranquillity but the
Council need to be clear what these are and where
in the district they are - we recognise that there may
be a relationship with CBC’s Environmental
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Policy
Require planning applications for both major residential developments and
commercial developments to demonstrate how they have assessed the
potential impact of their proposals on areas of high tranquillity, including
visual intrusion, impact on biodiversity, lighting and noise. Such applications
will be required to demonstrate how negative impacts have been avoided
and any harmful impacts are adequately mitigated.
Require planning applications for new residential development of 100
dwellings or more to provide new or enhanced areas of tranquillity as part of
proposals.
Seek opportunities to enhance tranquillity of landscapes and
townscapes,including removal of, or appropriate mitigation of, visually
intrusive features, sources of disruptive noise and lighting.

O&H Properties Ltd.

Comments
Framework, although the final version of this
document does not appear to be available. The
Council should be aware that many other
designations may already serve the same purpose
like Country Parks, and therefore it is not necessary
to over-complicate planning policy. Our comments
on the bullets in the policy:
•

•

Policy EE8:
Greensand Ridge
Nature Improvement
Area

Development within the NIA should:
Demonstrate how a net gain in biodiversity will be delivered, specifically
identifying how gains in the quality and connectivity of ecological networks
within and linking to the development will be delivered.

David Lock Associates
August 2017

Suggested wording

Bullet 1: the areas of high tranquillity at the
strategic scale are assumed to be those
published by CPRE. There is no link to this
evidence and the evidence is 10 years’ old,
and therefore not up-to-date. The mapping
is not clear enough to understand what the
tranquillity areas are due to the graduated
styles used. It is also not clear what the
‘community scale’ is. If the Council is using
this evidence to inform policy, then it
should show the areas of high tranquillity
on a plan and designate these, as there is
geographical element to this policy. For
example, areas of tranquillity could be
those areas designated already through,
for example, country parks.
Bullet 3: it is not clear what constitutes an
area of tranquillity in the policy. The
definition in the NPPF is that areas of
tranquillity are those areas relatively
undisturbed by noise and prized for their
recreation and amenity value.

In conclusion, we recognise the objective of the
policy, but it needs to be clarified.
A small part of the Marston Valley site is within the
NIA. As demonstrated through other policies on
biodiversity and landscape, Marston Valley will
enhance ecological networks by strengthening and

No change
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Policy EE9: Forest
of Marston Vale

Policy
Enhance wildlife networks and increase ecological connectivity through
buffering, extending and linking characteristic habitats (as listed above) both
within and adjacent to developments.
Demonstrate how provision is made for species recovery and resilience.
Respect the topography and landscape of the NIA and be designed in
such a way that it minimises visual impacts and protects local amenity.
Provide opportunities for people to access and experience the NIA in a
way that is sympathetic and sustainable towards existing habitats.
Central Bedfordshire Council will continue to support the creation of the
Forest of Marston Vale to deliver the environmentally led regeneration of the
area. Developments for new buildings within the Forest of Marston Vale will
need to;
demonstrate how they will deliver 30% tree cover across their
development site. This can be achieved by a combination of retaining and
protecting existing trees, woodlands and hedgerows within development
sites, and the planting of new trees, woodlands and hedgerows within
development sites.
Contribute to the environmentally led regeneration of the Forest of
Marston Vale, in line with the aims of the Forest Plan.
Demonstrate how their proposals are consistent with design guidance for
development within the Forest of Marston Vale.

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
enhancing existing networks and providing new
biodiversity areas. The topography and landscape
will also be protected with heights similar to the
those in the surrounding settlements of Lidlington
and Marston Moretaine.

Suggested wording

We support this policy. Marston Valley has been
designed using the Design Guide and the Forest
Plan to include 30% tree cover to meet the
requirements of the Forest of Marston Vale. This
tree cover will be integrated into the green
infrastructure network.

‘Central Bedfordshire Council
will continue to support the
creation of the Forest of Marston
Vale to deliver the
environmentally led regeneration
of the area. Developments for
new buildings within the Forest
of Marston Vale will need to;
demonstrate how they will
deliver 30% tree cover across
their development site. This can
be achieved by a combination of
retaining and
protecting existing trees,
woodlands and hedgerows
within development
sites, and the planting of new
trees, woodlands and
hedgerows within development
sites; as well as street trees,
garden trees, and trees in
formal/informal space.
Contribute to the
environmentally led regeneration
of the Forest of Marston Vale, in
line with the aims of the Forest
Plan.
Demonstrate how their
proposals are consistent with

We agree that existing trees should count towards
this proportion. However, our view is that the 30%
should not apply to lakes/existing infrastructure
within sites.
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Policy Reference

Policy

Comments

Policy EE10: The
Bedford & Milton
Keynes Waterway
Park

Development on the route of the Bedford & Milton Keynes Waterway Park
will be expected to deliver the section of the Waterway Park within the
development boundary, incorporating a Waterway channel and ‘towpath’ for
non-motorised users within a multifunctional green corridor.
Development should be designed to relate positively to the Waterway Park,
and should be designed to complement adjacent areas and sites along the
route of the Waterway Park.
Development that would adversely affect the implementation of the
Waterway Park, or that does not provide accommodation for the Waterway
and associated infrastructure will not be permitted

We support this policy. The B&MK Waterway is
nationally significant infrastructure and therefore
should be supported and facilitated by sites on its
route. Marston Valley will deliver a section of the
B&MK Waterway and every effort will be made to
facilitate this process. However, external factors
may mean that delivery of the Waterway through a
whole site may be constrained / not logical.

Policy EE11 : Public
Rights of Way

Developments should protect, enhance and promote the public rights of way
network.
Development proposals that affect any public right of way are considered to
be any development proposal that includes a right of way within the site, or
any major development proposal adjacent to an existing right of way. Such
development proposals will need to submit a rights of way scheme that
seeks to protect, enhance and promote the public rights of way network, with
improvements where necessary to help restore and re-connect it, in line with
the Council’s ‘Public Rights of Way – Standards and Guidance for
Development’ guidance.
Where developments would increase the pressure on the rights of way
network, contributions may be sought through planning obligations for
measures to protect and enhance the rights of way network including the
delivery of additional routes and improvements to existing public paths both
on-site and off-site.

We support the aim of this policy and Marston
Valley has considered the Rights of Way within and
adjacent to the site carefully; however, the second
paragraph appears to be more of a validation
requirement. It should also be made clear whether
this is a requirement as part of the submission of a
planning application or through pre-application
engagement with the Council, as paragraph 16.12.5
in the amplification refers to the need to submit the
scheme ‘at the earliest opportunity’.

Policy EE12:
Outdoor sport,

Central Bedfordshire Council will protect open spaces and outdoor sports
facilities from development. Redevelopment of these sites for other purposes

David Lock Associates
August 2017

The policy should also recognise that developments
provide opportunities to improve/re-align /
rationalise historic routes that may no longer be
effective.

We support this policy. However, open space needs
to be considered and secured at the early planning
stages, and detailed design will be undertaken at

Suggested wording
design guidance for
development within the Forest of
Marston Vale’
No change

‘Development proposals that
affect any public right of way are
considered to be any
development proposal that
includes a right of way within the
site, or any major development
proposal adjacent to an existing
right of way. Such development
proposals will need to submit a
rights of way scheme that seeks
to protect, enhance and promote
the public rights of way network,
with improvements where
necessary to help restore and
re-connect it, in line with the
Council’s ‘Public Rights of Way
– Standards and Guidance for
Development’
guidance.’
Include in the policy: ‘where
applicable, open space should
be considered and secured at
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leisure and open
space

Policy CC1 : Climate
Change and
Sustainability

Policy
will only be appropriate in exceptional situations, in line with NPPF
requirements.
Where they are lost to development, equal or better replacement provision
within a reasonable proximity of the original facility must be delivered by the
developer, or a contribution provided to the council to re-provide the facility.
On new residential developments, the Council will;
require the provision of open spaces and outdoor sports facilities in
accordance with the Leisure Strategy standards and facility requirements.
require developments to provide open spaces and outdoor sports facilities
on site unless this is demonstrably inappropriate or impossible.
Where the provision of open spaces and outdoor sports facilities is not on
the development site, the developer will be required to provide, enhance and
/ or extend existing facilities in accordance with the Leisure Strategy
requirements. Where the priority facility for improvement/extension is owned
by Central Bedfordshire Council a contribution will be required from the
developer to deliver the identified improvements Outdoor sports facilities
which are to be delivered by the developer must be designed and
constructed in accordance with Sport England facility guidance, together with
the facility guidance of the relevant National Governing Body for Sport
(NGB).
Open spaces and outdoor sports facilities must provide a management
scheme which details the future ownership, management and maintenance
of the site. Where the asset is to be adopted by the local authority or
town/parish council commuted sums will be paid for maintenance of the
facility.
On-site open space facilities and outdoor sports facilities must be designed
in at an early stage to be an integral part of the development.
On-site open spaces must be designed to complement proposals for green
infrastructure, landscaping, ecological enhancement, and climate change
adaptation. Potential recreational damage to Habitats of Principal importance
and ecologically sensitive sites should be avoided through good design.
In order to ensure the delivery of high quality sustainable development that
supports the mitigation of, and adaptation to, the impacts of climate change.
The Council requires that any new development minimises the vulnerability
of the development and its surroundings to climate change impacts through
a range of climate resilience measures, such as;

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
the post-outline stage. Marston Valley has been
designed to take into account the standards in the
Leisure Strategy. It will provide a range of open
space types such as formal open space and
informal amenity open space. The formal open
space will complement the green infrastructure,
ecological enhancements and landscaping. Detailed
management schemes will be provided at the
detailed planning stages.

Suggested wording
the outline stage and detailed
design should be undertaken at
the post-outline stage.

We support this policy. Strategic sites provide the
opportunity to address climate change and
sustainability principles comprehensively. Marston
Valley will aim to deliver climate change resilience
measures at the detailed planning stages. At the
outline stage, Marston Valley has been designed so

No change
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Policy
 Minimising overheating through the use of green roofs and walls, shading,
landscaping and planting.
Integrating building level flood resilience measures as appropriate.
New development will be required to incorporate measures that minimise
and mitigate its impacts on the environment and climate change by:
Reducing carbon dioxide emissions
 Maximising energy efficiency and conservation through orientation, layout
and design of buildings, landscaping and planting,
 Making use of natural lighting and beneficial solar gain,
Taking advantage of opportunities to use renewable and low carbon
energy sources,
 Minimising water usage and is delivered to the higher water efficiency
standard (110 litres per person per day) for residential development and
the BREEAM ‘very good’ standards for water efficiency for commercial
development, and demonstrates a water sensitive approach to the design
in all developments.
Incorporating measures that further promote water efficiency, such as grey
water recycling or water butts will be considered favourably.
All major developments must provide a Sustainability Statement. This will
demonstrate:
How the above requirements relating to all new developments will be met.
That the development will provide for a minimum of 10% of its energy
demand from renewable and low carbon sources.
How the performance gap between built and designed energy use will be
negated.
How hard and soft landscaping (trees, vegetation, green walls and roofs)
and amenity space will support adaptation to the impacts of climate
change, and are also designed to achieve visual, acoustic, wildlife and other
environmental benefits.

Policy CC3: Flood
Risk Management

The Council will support developments that can demonstrate high quality
sustainability standards going beyond the Building Regulations requirements
and achieve certification to voluntary standards such as PassivHaus,
BREEAM Excellent, or the Home Quality Mark
Development will be supported where:
It is located in areas at lowest risk of flooding (from all sources) and the

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
that the residential areas have walking and cycling
access to employment area and facilities to reduce
to need to travel by private vehicle. It also benefits
from close access to the Marston Vale Line and
future East West Rail. It has also been designed to
provide a landscaping and planting that will help to
minimise overheating.

Suggested wording

No change
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Policy
Sequential and Exception Tests (where required) demonstrate that the site
is appropriate for development and its intended use.
A sequential approach to site layout is applied, directing the most
vulnerable uses to the areas at lowest risk from all sources of flooding.
It will be safe for the lifetime of the development, will not increase flood
risk elsewhere or result in a loss of floodplain storage capacity, and
reduces the overall flood risk within and beyond the site boundary where
possible.
A site-specific Flood Risk Assessment has been undertaken following the
criteria within this policy and the NPPF, which sets out appropriate flood
risk management measures.
Climate change implications are taken into account and the site will be
safe during events which exceed the normal design standard or from
residual risks or failure of the drainage system.
Surface water runoff is managed to pre-development rates and volumes,
giving priority to the use of SuDS, and discharge locations have capacity
to receive all foul and surface water flows from the development.
The area of impermeable surface is minimised and porous and/or
permeable surfaces are used wherever reasonably practicable.
 Mitigation measures maximise water efficiency and contribute to a net
gain in water quality, biodiversity, landscape character and green
infrastructure.
Building level flood resilience measures are designed into the
development as appropriate.

O&H Properties Ltd.

Comments
We support this policy but recommend that the
policy should recognise that small areas of flood risk
should not outweigh unique benefits of sites,
particularly as they can be avoided/addressed at the
design stage and through a drainage strategy. For
Marston Valley, the flood risk and surface water
management strategy combines the use of
Brogborough and Stewartby lakes, and the B&MK
Waterway with the use of SuDS, to ensure that
future occupants are safe and that flood risk will not
be increased elsewhere. Climate change has also
been considered in the design process by using
higher allowances for drainage to accommodate
extreme events.

Suggested wording

Where necessary, planning permission will be conditional upon flood
protection and/or runoff control measures being operative before other site
works.
Development that increases the risk of flooding on or off the development
site, or would compromise the performance of flood defences will not be
permitted.
Central Bedfordshire Council will safeguard land required for current and
future flood management.

David Lock Associates
August 2017
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Policy Reference
Policy CC4:
Development close
to watercourses

Policy CC5:
Sustainable
Drainage

Policy
Development should maximise opportunities for watercourse restoration and
enhancement as part of the development. New development will be
supported where it can be demonstrated that it will:
Conserve, and where possible, enhance the ecological and flood storage
value of the water environment.
Incorporate and retain existing open watercourses and, where possible,
open up existing culverts and create new watercourses within their site
design.
Provide sufficient access to a watercourse, preferably a minimum 9m wide
undeveloped buffer strip for maintenance and natural flood storage.
 Mimic features of natural river morphology and hydrology where
alterations to the bank of an ordinary watercourse are proposed or which
create a new watercourse as part of a sustainable drainage scheme. Where
it is not practicable to do so compensatory measures will be provided.
 Maximise opportunities to refurbish and/or renew existing assets (e.g.
bridges, culverts and river walls) to ensure their lifetime is commensurate
with the lifetime of the development (an assessment of the condition of the
assets will be required).
Not involve any building on top of a culverted watercourse.
Development which would compromise access to watercourses, or
compromise the performance of flood defence or navigation facilities will not
be permitted.
The Council expects all development to use SuDS as normal practice, giving
priority to naturalistic solutions incorporated into the soft landscape of the
development.
All development for new buildings must therefore:
Demonstrate that the surface water drainage is compliant with local
requirements and design guidance set out in the Council’s Sustainable
Drainage SPD, National Standards and industry best practice.
Design SuDS to deliver multiple environmental benefits, including flood
risk and water quality management, biodiversity and landscape
enhancement, and improve amenity, access and open space.
All development must:
Demonstrate that the discharge of surface water obeys the following
priority order:
firstly, to ground via infiltration;
then to a water body at a rate no greater than Qbar greenfield

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
We support this policy, but the 9m access
requirement should not be a policy requirement –
this is a matter for detailed design and planning, and
different types of watercourse may require different
design responses.

Suggested wording
No change

Marston Valley will include a network of
watercourses and lakes which will form a
comprehensive drainage network. Elstow Brook will
see enhancements as part of the scheme and part
of the Bedford and Milton Keynes Waterway will
also contribute to surface water management and
provide a new watercourse.

We support this policy. Marston Valley will provide a
comprehensive drainage strategy primarily based
around SuDS, and utiling existing and proposed
watercourses and waterbodies in accordance with
the Marston Vale Surface Waters Plan. The
requirements of this policy will be considered at the
detailed planning stage.

No change
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Policy CC6: Water
Quality

Policy
runoff; then to a surface water sewer at a rate no greater than Qbar
greenfield runoff.
Discharge to a foul water or combined sewer is unacceptable,
unless in exceptional circumstances where it can be demonstrated
that there are no feasible alternatives and that it will not result in
increased flood risk on or off site.
Demonstrate that surface water runoff is managed as close to its source
as possible and flow and quality of the runoff is manged in stages.
Demonstrate that the run-off from all hard surfaces shall receive an
appropriate level of treatment to minimise the risk of pollution.
Show that suitable testing has been carried out to demonstrate whether
infiltration is possible and that ground water would not be polluted.
Identify ownership and maintenance responsibilities for the entirety of
surface water drainage system and include a ‘management and
maintenance plan’, which shall include the arrangements for adoption by any
public authority or statutory undertaker and any other arrangements to
secure the operation of the drainage scheme throughout its lifetime.
In exceptional circumstances, where a sustainable drainage system cannot
be provided, it must be demonstrated that it is not possible to incorporate
sustainable drainage systems, and an acceptable means of surface water
disposal is provided at source which does not increase the risk of flooding or
give rise to environmental problems and improves on the current situation
with a reduction in peak and total discharge.
A Water Framework Directive (WFD) assessment will be required for
proposals involving works which would have a direct impact on a river (e.g.
re-alignment of a river or work to bridges).
To ensure good water quality, all new development must demonstrate:
That it has no adverse impact on the quality of waterbodies and
groundwater, or will prevent future attainment of good status.
That development contributes positively to the water environment and its
ecology and does not adversely affect surface and ground water quality;
How they have contributed to the protection and enhancement of
waterbodies identified by the Anglian and Thames River Basin Management
Plan objectives.
For any water body that is already in the lowest status class (including poor
groundwater quantitative status) under the WFD, no further deterioration

David Lock Associates
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O&H Properties Ltd.

Comments

Suggested wording

Marston Valley will include implementation of habitat
creation to help achieve ‘good’ ecological potential
for the water bodies, and will provide mitigation for
any negative impacts caused by the proposed
works. Marston Valley will also not affect the ability
for the key actions identified in the RBMP to be
implemented for the catchment.

The first paragraph of the policy
is a validation requirement. We
recommend the removal of this
for clarity, or for it to moved to
the amplification.
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Policy Reference

Policy HQ1: Health
Impact Assessment

Policy HQ2:
Provision for Social
and Community
Infrastructure

Policy
shall be permitted. The Council will support development that delivers
enhancements
where rivers and lakes are not achieving good ecological status or potential.
Planning applications that meet the thresholds set out in the Council’s Health
Impact Assessment SPD are required to be accompanied by a Health Impact
Assessment (HIA) unless the screening process indicates otherwise. Where
an impact is identified, actions must be recommended (to mitigate a negative
impact or enhance or secure a positive one) and integrated into the proposal.
The Council will support the principle of applications for the expansion or
enhancement, or the provision of new social and community infrastructure.
To deliver new facilities and services, subject to viability, the Council will
work with developers, service providers and partners to:
Ensure an integrated approach to the location of housing, economic uses
and community facilities and services;
Ensure the timely delivery and transfer of social and community
infrastructure; and
Utilise the principles of multi-functional space where appropriate, by
maximising opportunities for co-location, shared facilities and integrated
service delivery through community hubs where appropriate.
Ensure that where temporary spaces are provided these are replaced by
occupation of the last dwelling by a permanent space
New housing developments will be required to contribute towards the
provision of social and community infrastructure to meet the need generated
by the development. Where an application fails to provide adequate social
and community infrastructure without reasoned justification, or fails to make
appropriate planning obligation contributions, it will be refused.
Depending on the use of the social and community infrastructure and
adoption arrangements, developers may be required to make appropriate
contributions towards maintenance.

O&H Properties Ltd.

Comments

Suggested wording

We support this policy. The Marston Valley OPA will
include a HIA to meet the requirements of this
policy.

No change

We support this policy. Strategic sites offer the
opportunity to masterplan and deliver social and
community infrastructure. Marston Valley will
provide social and community infrastructure to meet
the needs of the future population. The proposed
development includes a number of community hubs
that will provide retail, health, and community uses
for the residential areas in an accessible location.

No change

Development which proposes the change of use or loss of land and buildings
which are currently or were previously a community infrastructure use will be
resisted. Permission will not be granted for change of use unless the
applicant can prove that:
The use no longer serves the community, and significant evidence is
provided to demonstrate that it is surplus to requirements and there is a lack
of need for any other community uses at the facility; or

David Lock Associates
August 2017
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Policy Reference

Policy HQ3: Indoor
Sport and Leisure
Facilities

Policy HQ5:
Broadband and

Policy
The loss would be replaced by equivalent or better provision either on site
or at an appropriate accessible location; or
Evidence is provided which satisfactorily demonstrates that the use is no
longer financially viable, and all reasonable efforts have been made to sell or
let the premises for a community use at a reasonable price for at least 12
months.
Where a site or building is listed by the Council as an Asset of Community
Value the Council will consider this to be a material consideration in any
applications regarding its change of use.
Central Bedfordshire Council will protect indoor sports and leisure facilities
from development. Redevelopment of these sites for other purposes will only
be appropriate in exceptional situations, in line with NPPF requirements.
Where they are lost to development, equal or better replacement provision
within a reasonable proximity of the original facility must be delivered by the
developer, or a contribution provided to the council to re-provide the facility
where land has been identified which is suitable and available for that
provision.
On new residential developments, the Council will require;
the provision of indoor sports and leisure facilities in accordance with the
Leisure Strategy standards and facility requirements.
developments to provide indoor sports and leisure facilities on site unless
this is demonstrably inappropriate or impossible.
the enhancement and / or extension of existing facilities in accordance
with the Leisure Strategy requirements, where the provision of indoor sports
and leisure facilities is not on the development site. Where the priority facility
for improvements is owned by Central Bedfordshire Council a contribution
will be required from the developer to deliver the identified improvements.
on-site indoor sports and leisure facilities which are to be delivered by the
developer to be designed and constructed in accordance with Sport England
facility guidance, together with the facility guidance of the relevant National
Governing Body for Sport (NGB).
proposals for on-site indoor sports and leisure facilities to provide a
management scheme which details the future ownership, management and
maintenance of the site, and where the site is to be adopted commuted sums
are to be paid for the maintenance of the facility.
Central Bedfordshire Council will expect all new residential development and
all employment development to include provision for superfast next

David Lock Associates
August 2017

O&H Properties Ltd.

Comments

Suggested wording

We support this policy. Marston Valley will provide
indoor sports and leisure facilities to meet the
requirements of the Leisure Strategy. The proposed
development will provide 4,000 sq m of indoor
assembly and leisure uses including indoor sports
facilities.

No change

We sport this policy. Marston Valley will provide upto-date broadband. Initial indications are that BT

No change
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Policy Reference
Telecommunications
Infrastructure

Policy
generation broadband infrastructure and where possible seek to capitalise
on new investment to serve and enhance broadband coverage for nearby
residents.
This should where possible facilitate a fibre to the premises solution, or the
equivalent technology, capable of providing superfast broadband services
with a minimum of 30Mbps (subject to Government policy).

O&H Properties Ltd.

Comments
Openreach could provide speeds of up to 300 Mbps
for end users; however, it is important to note that
this is reliant on the provider. There are also no
telecommunication assets identified within the site
boundary that would constrain the overall proposed
development.

Suggested wording

The design for Marston Valley considered the policy
requirements at the design stage; for example, the
proposed development will:
•
Reinforce local distinctiveness.

No change

Provision should be made with minimal disruption and minimal need for
reconstruction, and allow for future growth/improvements in service
infrastructure/broadband service.
The Council supports the provision of high quality communications
technology offering access to places where people live, work and travel in
Central Bedfordshire.

Policy HQ6: High
Quality
Development

Existing radio and telecommunications structures and sites should be used
wherever feasible. Where new installation sites are proposed, justification
should be provided to demonstrate that there are no feasible opportunities
for mast or site sharing. Any new masts or telecommunications equipment
must:
enhance indoor and outdoor mobile telecommunications coverage and
reliability for voice services and mobile broadband.
be sited to minimise visual intrusion and to ensure that local amenity is not
significantly adversely affected;
be sympathetically designed;
be sited so they are not overly prominent or visually dominating within the
street scene;
Would not cause an overbearing impact upon neighbouring dwellings due
to height, proximity and/or design of structures;
be sited so that there is no significant adverse impact on the Chilterns
AONB, SSSIs, identified heritage assets and any important landscape
features identified in the Landscape Character Assessment 2016.
The Council will ensure that all developments are of the highest possible
quality and respond positively to their context. All development proposals,
including extensions and change of use, should ensure that:

David Lock Associates
August 2017

64

Draft Local Plan

Marston Valley
Representations Report

Policy Reference

Policy HQ7: Public
Art

Policy
Proposals take account of opportunities to enhance or reinforce the local
distinctiveness of the area and create a sense of place;
Size, scale, massing, orientation, materials and appearance relate well to
the existing local surroundings and reinforce local distinctiveness, both built
and natural;
Careful consideration is given to the density of all new housing proposals
to ensure they make the most efficient use of the land available whilst
reflecting the existing character of the surrounding area and making
provision for appropriate landscaping and boundary treatments.
Proposals are well connected to surrounding areas, providing safe,
attractive and convenient routes that encourage travel by sustainable modes
and meet the needs of all street users.
A clear distinction between public and private space using clear
boundaries.
Proposals are complimentary to the existing natural environment, taking
account of the landscape setting, landscape character, Rights of Way,
biodiversity, and Green Infrastructure. High quality hard and soft landscaping
appropriate to the scale of development proposed should be used to
integrate the proposal into the environment;
Inclusive design is considered from the outset;
Layouts are designed to maximise surveillance and increase pedestrian
activity within the public realm to reduce opportunities for crime;
There is not an unacceptable adverse impact upon nearby existing or
permitted uses, including impacts on amenity, privacy, noise or air quality;
Resources are used efficiently and energy and water efficiency is
maximised;
Any lighting associated with the development does not have a detrimental
impact on the surrounding area;
New development will support the sustainable management of waste
through the appropriate layout and design of buildings, external spaces and
roads in accordance with the Design Guide for Central Bedfordshire and
Waste Strategic Policy WSP5 of the Minerals and Waste Local Plan
(January 2014); and All new development will be expected to comply with
the requirements of the
Central Bedfordshire Design Guide (and subsequent revisions)
The Council requires Public Art appropriate to the scale of development to
be provided as part of development consisting of:

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
•
Relate well to existing surroundings by
providing a network of linked villages to
complement the existing village.
•
Provide residential development at an
average density of 35 dwellings per
hectare – similar to the existing villages.
•
Provide appropriate boundary treatments.
•
Connect existing settlements with new
villages through a pedestrian and cycle
network, and provide connections beyond
the site through access to train stations
and new bus services that will connect the
site to Ridgmont Station and with other
local villages.
•
Provide connections to the existing Rights
of Way and new green infrastructure
network.
•
Protect the amenity of existing villages by
providing landscaped buffers between new
and old settlements.

Suggested wording

We support the requirement to provide public art
although the type of provision should be flexible and
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Policy Reference

Policy HQ9: Larger
Sites

Policy
Residential development of 50 or more units
Any new development facing on to the public realm where floor area
exceeds 1000m² including retail, leisure, public buildings and educational
establishments.
New public spaces associated with town centre development and
enhancement.
Transport interchanges and major highways and transport infrastructure
projects especially within an urban context.
All development proposals should take account of the detailed guidance
presented in the Central Bedfordshire Design Guide.
Larger sites are expected to provide a mix of uses to ensure an integrated
approach towards delivery of residential, economic and community uses.
Where development exceeds 300 houses, where there are complex design
or amenity issues, or the site is sensitive, a Development Brief must be
agreed prior to submission of a Full or Outline planning application.
A Design Code will be required for proposals of 400 dwellings or more, or
where the site is:
 Made up of multiple related sites that will be built out in phases over a long
period of time;
In multiple ownership and coordination between the parties is desirable;
Likely to be developed by two or more different developers; or
Requires a well considered approach to design due to its sensitivity or the
sensitivity of a surrounding area.

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
should allow for it to contribute to the high quality of
development.

Whilst we support the use of Design Guides /
Codes, the timing of the requirement for such
documents is important. On large sites it is not
appropriate to seek to secure detailed design details
as part of the outline consent.
The requirement for a development brief prior to an
outline application is also queried unless it is to
address sites in multiple ownerships. We consider
that an outline application can determine the same
parameters as a development brief at this high level
of design.
O&H do however welcome the preparation of
Design Guides / Codes for Marston Valley.

Suggested wording

Where development exceeds
300 houses, where there are
complex design or amenity
issues, or the site is sensitive, a
Development Brief must be
submitted at post-outline stage
agreed prior to submission of a
Full or Outline planning
application.
At post-outline planning, aA
Design Guide or Code will be
required for proposals of 400
dwellings or more, or where the
site is:
• Made up of multiple related
sites that will be built out in
phases over a long period of
time;
• In multiple ownership and
coordination between the parties
is desirable;
• Likely to be developed by two
or more different developers; or
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Policy Reference

Policy

Comments

Policy HQ10: Small
Open Spaces

Verges, landscape strips and other areas which provide opportunities for
recreation or contribute positively to the visual amenity and/or the ecological
networks of the area will be safeguarded from encroachment or loss unless
social, environmental or economic benefits which outweigh the need to
protect the land can be demonstrated.
The Council aims to encourage innovation and appropriate use of modern
building techniques. Therefore, proposals that embrace modern methods of
construction will be considered favourably. This will include being more
flexible with regards to design and finishes.
Developers will be asked to demonstrate how they have considered use of
MMC in their proposal to determine the relative benefit or appropriateness of
MMC.
The Council aspires for 20% of all new development over the period of this
plan to be delivered by utilising modern methods of construction.

No comment

Policy HQ11:
Modern Methods of
Construction

We support the objective of this policy but are
concerned about the flexibility that the policy
provides for the design and finish of buildings. The
Council should consider this requirement carefully in
line with policy HQ6. We will consider the use of
MMC is applicable to detailed planning stages.
In addition, the last paragraph of the policy is more
suited to the amplification as it is an aspiration. If the
Council wishes to require 20% of new developments
to be delivered using MMC, then it should back it up
with evidence and market reality.

Suggested wording
• Requires a well considered
approach to design due to its
sensitivity or the sensitivity of a
surrounding area.
No change

‘The Council aims to encourage
innovation and appropriate use
of modern building techniques.
Therefore, pProposals that
embrace include modern
methods of construction will be
considered favourably. This will
include being more flexible with
regards to design and finishes.
Developers Outline proposals
should support MMC, and
detailed and reserved matters
proposals should will be asked
to demonstrate how they have
considered use of MMC in their
proposal and its appropriateness
to determine the relative benefit
or appropriateness of MMC.
The Council aspires for 20% of
all new development over the
period of this plan
to be delivered by utilising
modern methods of
construction.

David Lock Associates
August 2017
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Policy Reference
Policy HE1:
Archaeology

Policy
Development proposals that affect known archaeological heritage assets or
areas which have the potential for archaeological heritage assets must be
accompanied by an Archaeological Heritage Statement.
Archaeological Heritage Statements must:
Describe the significance of the archaeological heritage assets that will be
affected by the development; and
Assess the level of impact that the development proposals will have on
those assets including where necessary an assessment of the impact of the
development proposals on their setting.
Exceptions will be made where pre-application or Archaeological Officer
advice indicates that an Archaeological Heritage Statement is not necessary.
Where development proposals will impact upon archaeological heritage
assets, where possible, the Council will seek the preservation of those
remains in situ.
Where preservation in situ cannot be achieved, a scheme of archaeological
investigation, recording, analysis and publication (i.e preservation by record)
will be required prior to the completion of the development. This scheme will
be approved in writing by the Council in advance of development and include
provision for the long term curation of any resulting archive and appropriate
publication. This is required in order to record and advance understanding of
the significance of any archaeological heritage assets to be lost (wholly or in
part) as a consequence of the development.
The Council will support proposals that include provision for the
enhancement, conservation and enjoyment of the historic environment by
the creation of appropriate management and interpretation schemes.
Development proposals that cause substantial harm to the significance of
archaeological heritage assets or their settings, whether designated or non
designated, or which will not undergo investigation will be refused unless the
application demonstrates that the public benefits which the development will
bring substantially outweigh the loss of significance.

David Lock Associates
August 2017

O&H Properties Ltd.

Comments
We support the objective of this policy. However,
the first three paragraphs of the policy are validation
requirements and would be better placed in the
Council’s validation guidance.

Suggested wording
Remove the following
paragraphs from the policy and
move to amplification/validation
guidance:
‘Development proposals that
affect known archaeological
heritage assets or
areas which have the potential
for archaeological heritage
assets must be
accompanied by an
Archaeological Heritage
Statement.
Archaeological Heritage
Statements must:
Describe the significance of
the archaeological heritage
assets that will be
affected by the development;
and
Assess the level of impact that
the development proposals will
have on
those assets including where
necessary an assessment of the
impact of
the development proposals on
their setting.
Exceptions will be made where
pre-application or
Archaeological Officer advice
indicates that an Archaeological
Heritage Statement is not
necessary.’

68

Draft Local Plan

Marston Valley
Representations Report

Policy Reference
Policy HE2: Historic
Parks and Gardens

Policy
Development proposals that affect Registered Parks and Gardens or their
settings must be accompanied by a Historic Parks and Gardens Heritage
Statement. The Historic Parks and Garden Heritage Statement must:
Describe the significance of the designed landscape that will be affected
by the development; and
Assess the impact that the development proposals will have, including the
loss or harm to of any historic features.

O&H Properties Ltd.

Comments
We support the objective of this policy. However,
the first two paragraphs of the policy are validation
requirements and would be better placed in the
Council’s validation guidance.

Suggested wording
Remove the following
paragraphs from the policy and
move to amplification/validation
guidance:

Where the assessment is addressed in landscape
and heritage documents (including EIA chapters) it
should be clear in the policy that the requirement is
negated.

Development proposals that would degrade the character, appearance and
setting resulting in the loss of significance of Registered Parks and Gardens
will be refused unless it can be demonstrated that the public benefits which
development will bring substantially outweighs the loss to the historic
environment

‘Development proposals that
affect Registered Parks and
Gardens or their settings must
be accompanied by a Historic
Parks and Gardens Heritage
Statement. The Historic Parks
and Garden Heritage Statement
must:
Describe the significance of
the designed landscape that will
be affected
by the development; and
Assess the impact that the
development proposals will
have, including the loss or harm
to of any historic features.

Development proposals that could affect Listed Buildings, Conservation
Areas and non-designated heritage assets of local importance and their
setting will be granted provided they:
Uphold the key criteria of the NPPF (including having regard to
“substantial harm” and “less than substantial harm”, para 132 – 136) and
accord with the relevant sections of the Design Guide for Central
Bedfordshire; and

Exceptions will be made where
pre-application advice from the
Council indicates a Historic
Parks and Gardens Heritage
Statement is not necessary. Or
where assessed in EIA chapters
and or other application
documents’
Development proposals that
could affect Listed Buildings,
Conservation Areas and nondesignated heritage assets of
local importance and their
setting will be granted provided
they:

Exceptions will be made where pre-application advice from the Council
indicates a Historic Parks and Gardens Heritage Statement is not necessary.
The Council will support development proposals that encourage the
conservation, enhancement and restoration of the Historic Parks and
Gardens (both designated and non-designated) identified as important in this
plan [and on the proposals map].

Policy HE3: Built
Heritage

David Lock Associates
August 2017

We support this policy. However, the last bullet point
requirement is a validation requirement; we
recommend that this is removed for clarity;
reference can be made in the amplification to
validation requirements. Built Heritage Statements
should not be required if the requirements have
been already considered in the EIA (or in other
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Policy
Preserve, sustain and enhance the special character, significance,
appearance and locally distinctive features of the asset/s in terms of scale,
form, proportion, design, materials and the retention of features; and
 Make a positive contribution to the setting of the asset/s and it’s historic
significance, and include hard and soft landscape proposals, where
appropriate, that respect it’s character and appearance of the heritage asset;
Contribute to the viability of an asset consistent with it’s conservation; and
Are accompanied by a Built Heritage Statement informed by appropriate
expertise and describing all the heritage assets (designated and
undesignated) that will be affected by the development and include an
assessment of the level of impact that the development proposal will have on
the asset/s, having regard to the relevant Conservation Area appraisal.
Where development proposals have the potential to impact on the setting or
significance of these assets then a consideration of the affect of the
development on that setting must be included in the Built Heritage
Statement.

David Lock Associates
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O&H Properties Ltd.

Comments
application documents). Marston Valley does not
include any nationally designated heritage assets,
such as scheduled monuments, listed buildings or
registered parks and gardens. However, there are
several outside the site boundary and these have
been considered throughout the masterplanning
process.

Suggested wording
• Uphold the key criteria of the
NPPF (including having regard
to “substantial harm” and “less
than substantial harm”, para 132
– 136) and accord with the
relevant sections of the Design
Guide for Central Bedfordshire;
and
• Preserve, sustain and enhance
the special character,
significance, appearance and
locally distinctive features of the
asset/s in terms of scale, form,
proportion, design, materials
and the retention of features;
and
• Make a positive contribution to
the setting of the asset/s and it’s
historic significance, and include
hard and soft landscape
proposals, where appropriate,
that respect it’s character and
appearance of the heritage
asset;
• Contribute to the viability of an
asset consistent with it’s
conservation; and
• Are accompanied by a Built
Heritage Statement informed by
appropriate expertise and
describing all the heritage
assets (designated and
undesignated) that will be
affected by the development and
include an assessment of the
level of impact that the
development proposal will have
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Policy Reference

Policy

David Lock Associates
August 2017

O&H Properties Ltd.

Comments

Suggested wording
on the asset/s, having regard to
the relevant Conservation Area
appraisal.
Where development proposals
have the potential to impact on
the setting or significance of
these assets then a
consideration of the affect of the
development on that setting
must be included in the Built
Heritage Statement.
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Part 3 - Summary of Evidence Base comments
2.78

O&H has undertaken a review of the evidence base documents that have been published as part of the current consultation.

We consider that the

Council has taken a very comprehensive approach to formulating its evidence base which should be commended as it is necessary for the Local Plan
to be supported by robust evidence. However, it is important that such evidence is that which is considered essential to support the Plan and that it is
consistent in terms of any assumptions made.

2.79

We object to a number of technical points and a summary of the key concerns are set out below. Further detail is also provided within the separate
appendix as follows:
•

Housing Needs in Central Bedfordshire - Review and Critique of the Evidence Base, Turley, August 2017

Schedule of key evidence base comments
Evidence Base
Sustainability
Appraisal

Comment
Overall, we consider that a comprehensive approach to the SA has been undertaken, ensuring that a good
balance and range of growth scenarios are tested. It provides a good starting point for determining an
appropriate growth strategy. However, we consider that there are a number of key points to raise in relation to
the SA that could directly impact upon the growth strategy in the Local Plan:
1) Table 5.1 - Areas A - D Summary Strategic SA
The SA tests the four areas that were established in the ‘Shaping Central Bedfordshire’ consultation. Table 5.1
assesses these areas against the SA objectives. O&H have concerns relating to the following:
•
Under-estimating the positive impact of planning sustainable growth adjacent to railways and
the genuine alternative they provide to the private car. This should be reflected as a positive
score in relation to Highways and Air Quality given the potential for modal shift. There
should also be greater recognition to Area C’s proximity to EWR in ‘Sustainable Transport’.
•
Given its increased level of accessibility in terms of strategic road and rail, it is not clear why
Area C receives the same rating as Area D for Highways and Air Quality.
•
The SA recognises that strategic sites have better opportunities for achieving high energy
efficiency and addressing the effects of climate change (category 8). This should be

David Lock Associates
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reflected in the scoring for Area D for which the SA indicates is not suitable for strategic
development. The same applies to Category 9 (Water Resources). Furthermore, it is
considered that the landscape character and topography within Area C, in particular the
Marston Vale, offers greater potential for strategic water management utilising the lakes, the
proposed waterway and existing watercourses. This should score more highly that the other
areas in this respect.
•
Category 13 relates to landscape. Area C contains the route of the B&MK Waterway Park
and the Forest of Marston Vale. These are important local objectives and delivering growth
in Area C would help secure significant improvements towards such objectives. Therefore,
this area should receive a more positive rating when compared to the other areas.
The impact of the incorrect assessments above means that the sustainability of Area C is not sufficiently
highlighted in comparison to the other areas particularly in terms of its public transport offer.
2) Table 5.2: Summary Strategic SA for Approaches to Distributing Growth
We appreciate that this assessment was undertaken as an initial stage of the SA work and needs to be better
informed by site specific circumstances. It is important to note however, that there are significant benefits
associated with strategic development when compared against other forms of development including village
extensions and higher densities. Strategic development provides much greater opportunities to secure
comprehensive solutions to energy and climate change, flood risk, biodiversity and water resources. All the
development forms are rated the same which is not reflective of the benefits of planning comprehensively for a
strategic site.
3) Table 5.3: Growth Scenario Options – Housing
Whilst O&H consider that a robust range of growth scenarios have been tested a number of concerns are
highlighted which affect the growth strategy set out in the draft Plan:
•
The scenarios do not appear to make allowances for the level of development that can be
delivered in the Plan period according to reasonable delivery rates. We suggest a revised
approach to testing the scenarios is pursued which has regard to practical delivery in the
Plan period. This does not necessarily mean sites should not be allocated for the levels of
growth shown, but to ensure that there is a flexible housing land supply to meet the OAN
within the Plan period, it may mean that the Plan needs to rely on a broader scope of
allocations.

David Lock Associates
August 2017
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4) Table 5.10 - Area C Strategic Growth Locations Summary
O&H agree with the assumptions in this table, however, as set out in the main representations, Marston Valley
should receive a more favourable rating than Aspley Guise in relation to ‘sustainable transport’ as it benefits
from a better physical connection, with the potential for direct public transport links, to a stopping station on
EWR. Therefore, it has a greater likelihood of achieving increased modal shift to rail. This would also have a
more positive effect on highways and air quality.
Furthermore, given the potential of Marston Valley to help achieve wider Council and policy objectives,
including FoMV canopy cover and delivery of the B&MK Waterway Park, it considered that Marston Valley
should also receive a higher rating than other sites in terms of landscape.
Luton HMA
Growth Options
Study (Land Use
Consultants, 2017)

Whilst O&H understand the need and justification for undertaking this work, we strongly contend that looking at
growth options to meet Luton’s unmet need should not necessarily be constrained by the Housing Market Area
(HMA) boundary. There are locations that are more accessible (in terms of transport infrastructure) and have
closer relationships to Luton (for instance in terms of house price) than some of the areas within the HMA. It
should be recognised that the connection provided by the M1 motorway provides for a more efficient
connection to northern parts of Central Bedfordshire (outside the Luton HMA) than the local road network may
provide to areas within the Luton HMA. Therefore, the ability for sites outside of the Luton HMA to provide for
Luton’s unmet need should not be dismissed simply on a HMA boundary, albeit we recognise that this has to
be the starting point.
The arbitrary nature of the HMA boundary is demonstrated, for example, by the inclusion of a settlement like
Millbrook but the exclusion of Brogborough which is arguably better connected in terms of transport links.
Therefore, it is important to note that other areas within Central Bedfordshire could contribute to Luton’s unmet
need, albeit they may not be within the HMA boundary. The conclusions of this study do note that new public
transport connections between Luton and Ridgmont may unlock housing growth in the north of the district
which could contribute to Luton’s unmet needs. We would suggest that this is the case even without such new
public transport connections.

North Central
Bedfordshire
Growth Options
Study (Land Use
Consultants, 2017)

David Lock Associates
August 2017

O&H have concerns regarding the assumptions within this report. From a high-level review of this document,
alongside the ‘Residential Development Viability Report’ (CBC / Three Dragons, 2017), we question the
assumptions in respect of viability. Whilst the assumptions in the ‘Residential Development Viability Report’
appear appropriate, these differ from some of those contained in the Growth Options Study, in some cases,
certain assumptions are not provided in the Growth Options Study and therefore it is difficult to determine if the
two would be consistent.
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We strongly urge the Council to undertake a robust review of the assumptions on viability in the Growth
Options Study in particular related to density and how this impacts upon the viability of Growth Locations.
Density assumptions, including how sites are categorised, should be reviewed. Of particular note - a 55
dwelling per hectare density, which is related to ‘urban intensification’ development form, is not appropriate for
Marston Valley. Whilst this may result in a greater theoretical capacity, it is based on a housing mix of
predominantly flats and terraced housing, which could result in lower values. We agree that the site benefits
from high accessibility but this should not automatically result in this density and mix assumption as it is not
representative of the local area and the intended design of the site. The viability assessment does not provide
assumed values per M2., but suggests that where a high density has been assumed, this may contribute to a
lower assessment of viability. Whilst counter intuitive, this may well reflect the poor net to gross areas for high
density developments.
To demonstrate the point where different density assumptions are used we refer the Council to a comparison
between the Marston Vale site (ref. N6) and the strategic site assessed at Salford (ref: N1). Both have similar
capacities, in similar geographical locations and in the same area for values. Yet due to the density
assumptions, in part, the two result in different levels of viability.
We also query how the Study arrives at assumptions regarding ‘Viability of cleared and serviced development
parcel’ and ‘Prospect that local infrastructure and abnormal cost items can be delivered within time period’.
The Council should ensure that there is a robust position on such judgements for the Regulation 19
consultation. It is worth noting that there are not considered to be any constraints on Marston Valley delivering
its necessary mitigation in relevant time periods and no indication of negative viability for providing serviced
parcels to the market. Rather, the opposite given the extent of existing and already planned infrastructure for
this site, means that development investment can be diverted to community infrastructure.
There are certain details, that have not been taken into account, which can have a significant positive impact
for strategic sites, regard should therefore be had to:
a) the role of master developers who have the ability to take a long-term approach to investing in strategic
infrastructure; or
b) site specific considerations, such as outright ownership (no option agreements with other landowners) and
the ability of master developers to fund infrastructure privately without finance mechanisms.
Viability is presented as a key consideration within the Growth Options Study. Given that the generic approach
to the assumptions does not reflect important site specific considerations, there is a serious concern about the
way this is presented.

David Lock Associates
August 2017

75

Draft Local Plan

Marston Valley
Representations Report

Stage 1A
Transport
Modelling Report

O&H Properties Ltd.

We note that this relates to the previous Central Bedfordshire and Luton Model (base year 2009) and the
network has changed considerably since this time, not least with the opening of the new A421. We understand
that the draft allocations at subsequent stages of consultation will be tested against a Stage 2 model - this will
reflect the updated CBLTM (base year 2016) and should be more reflective of current conditions.
The Stage 1A report includes a possible routing for the Oxford to Cambridge Expressway, which has not yet
been confirmed. There is the potential that the routing could have implications for the Aspley Guise Growth
Location and therefore the Council should apply a level of caution in defining, albeit indicatively a route within
the evidence base, which could influence certain strategic decisions when there remains to be a level of
uncertainty. Furthermore, the alignment of the Expressway could affect how Junction 13 of the M1 operates,
including significant improvements, therefore until this routing is determined it is difficult to determine impact on
this particular junction.
We note the ‘hot spot’ areas that have been identified and consider that any identified transport impacts can be
effectively mitigated through a public transport and highway improvement package as part of the Marston
Valley development.

David Lock Associates
August 2017
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APPENDIX 1 - SITE ASSESSMENT
REVIEW
Central Bedfordshire Local Plan: Draft Plan Consultation July 2017

The proforma below sets out comments to relevant categories of the CBC ‘Site Assessment’. O&H
firmly object and disagree with some of the assessments made and provide alternative information
that should be utilised. The O&H information has been informed by rigorous assessment and master
planning and is therefore considered significantly more accurate.
Only those criteria where O&H provide alternative information have been included in the table.
CBC
ref
Site
details
Site
details
Site
details

1

4

6/7

CBC Criteria

O&H comments

Site Area

It should be noted that the site area had reduced to 566 ha

Proposed Use

The proposals include 30ha of employment land rather than the 40ha
stated. Reference to the delivery of the B&MK Waterway Park should
be included.
Other information
The reference to ‘connection to Marston Moretaine unacceptable’ is not
clear - is this a comment regarding development adjoining the existing
settlement or a vehicular connection to the village - this should be
clarified. It is important to note that a sensitive extension to Marston
Moretaine is proposed to facilitate sympathetic village growth and
create a positive edge to the village. Notwithstanding this, the requisite
community facilities for this residential parcel are accommodated within
Marston Valley, so it would not be considered to put additional pressure
on existing services. A significant green buffer is provided between this
parcel and the wider Marston Valley development which
accommodates the B&MK waterway park. This will ensure
considerable permanent separation from the main villages proposed
within Marston Valley whilst facilitating pedestrian and cycle
connections to the Waterway Park itself.
Stage 1: Suitability and Availability (Exclusionary Stage)
Stage 1A
Provisional Site Capacity
The site capacity calculation is not appropriate for the following
reasons:
•
The site area includes large lakes;
•
The site has to comply with FoMV objectives for tree planting
and CBC open space standards;
•
A density of 30dph is considered low as an average, although
is more appropriate than the 55dph used in the Viability
Report.
The site capacity of 5,000 is based on robust master planning and
Environmental Impact Assessment testing.
Nationally Significant Designations
The site does not include the Scheduled Ancient Monuments at Thrupp
End or the Ringwork at the Roundhouse. These have been excluded
from the site.
Stage 1B
Relationship to settlement
The Illustrative Master Plan and Parameter Plan ensure that green
buffers are provided to Lidlington and Brogborough. These areas are
proposed as parks within the scheme and will ensure a permanent
restriction against coalescence.
A sensitive extension to Marston Moretaine is proposed, however this is
then separated from the main Marston Valley village by the B&MK
waterway park, also offering permanent protection in the form of
parkland, from coalescence with the main components of Marston

Valley. the scheme is based on creating individual villages that are
separated but connected by a network of green infrastructure.
8

Stage 1C
Critical Infrastructure

9

Stage 1D
Existing Use

11

Legal / ownership problems

16

Stage 1E
Stage 2
Previously developed land

19

Sustainability of Settlement

20 /21

Cumulative Impact

22

Physical Constraints

The site receives an amber rating based on uncertainty related to
financial viability information. O&H consider the site to be viable taking
account of necessary mitigation requirements and infrastructure
improvements that will be delivered as part of the scheme. It is worth
reinforcing that the sustainability benefits of this site relate to its
excellent position adjacent to the future EWR and the newly dualled
A421 (a component part of the O2C Expressway), and C94. The
proposals will maximise their connectivity to this existing infrastructure
and utilise capacity within the network. Therefore, the requirement for
significant new critical infrastructure is not considered to be
disproportionate to the scale of the proposals and can be delivered
without affecting site viability. For this reason the site should receive a
more favourable rating, particularly when compared against other sites /
growth locations that are reliant on significant new infrastructure.
It is recognised that a significant proportion of the site would be
categorised as Greenfield as per the NPPF. However, it is important to
acknowledge that considerable parts of the site are reflective of
previous clay extraction and brickmaking activity. The site contains
clay extraction pits (now filled with water and act as lakes), ‘made
ground’ where historic brickworks sites have been demolished and
removed and redundant industrial features including old ‘tramlines’.
These are all sensitively incorporated into the proposals and do not
inhibit the development of the site.
It should be clarified that the land required from the Marston Vale Trust
should not be considered as a constraint on development. The MV
Trust are a member of the B&MK Consortium and supportive of its
delivery.
N/A
As noted in respect of no. 9 above the site contains significant features
which reflect the previous clay extraction and brickmaking activity on
the site. Collectively, the lakes (previous extraction pits) and other
‘made ground’ and features from the brickmaking industry make up a
significant proportion of the site. Whilst excluded from the NPPF, the
previous use of the site should be viewed as an opportunity for
environmental regeneration that will be delivered as part of the
development.
Whilst it is reflected elsewhere in the proforma it is important to note
that the development would deliver significant new community facilities
and services.
This is not considered to be a robust or relevant criteria for assessing
the ‘sustainability’ of sites as part of the SA process. Provided that
sites deliver their requisite infrastructure / mitigation packages, the
simple quantum of development should not be a criteria for determining
if a future site is sustainable. Other criteria (coalescence, landscape,
critical infrastructure etc) assess the actual impact / sustainability of a
site. Applying a generic previous development quantum to the
assessment should not be included in the SA. It should also be
recognised that previous growth may be reflective of the sustainability
of a location therefore a red rating for Marston Valley presents a false
reflection of the site’s sustainability.
The Brogborough Power Station is separated from the site by the A421
and is not considered to pose a constraint to the site or proposed
development. The Energy from Waste Facility has been subject to a
rigorous environmental assessment as part of the Development
Consent Order. The existing settlements of Millbrook, Stewartby and
Marston Moretaine are in close proximity to Rookery Pit South and it is
assumed that any impact on neighbouring residential uses has already
been assessed and addressed.

An environmental impact assessment will determine any necessary
mitigation required (including noise buffers and ground conditions).
The proposals incorporate necessary mitigation.

23

25a - d
/ 26 /
27 / 28
/31

Relationship to settlement

Stage 2
Facilities and services & school
capacity

32
33

Water utilities
Drainage and flooding

34

Environmental Health Contamination

35

Environmental Health - Adjoining
Uses

36

Environmental Constraints Landscape Character

37

Heritage / Archaeology

Therefore, the above should not be considered a constraint to
development and the site should not receive an amber score.
The design ethos for Marston Valley has been based around the
existing settlement pattern. The proposed village approach reflects the
existing Marston Vale villages in terms of scale, amenities and green
infrastructure connections. It is assumed that this design approach will
be a requirement of any future policy and therefore this should not
negatively affect the Marston Valley score.
O&H support the approach taken in recognising that the development
will provide facilities and services. This reinforces points made in
respect of 23 above whereby the proposals will also incorporate
necessary buffers. O&H welcome discussions with the LPA in respect
of facilities / services required.
O&H support the approach taken.
Further information is provided within the SA appendix V related to the
assessment of Growth Location Options. Whilst there are small parts
of the site at flood risk, a sequential approach to development within the
site has been taken and all development is located outside of flood
zones 2 &3.
An appropriate design response has been taken to the lakes
(Brogborough and Lidlington) within the scheme and they are
considered a significant asset to the scheme rather than a constraint.
As mentioned above the Brogborough Power Station is separated from
the site by the A421.
The uses set out will be considered as part of a EIA for a planning
application and any necessary mitigation will be incorporated into the
scheme.
The scheme incorporates permanent landscape buffers to Brogborough
and Lidlington and the B&MK Waterway Park will also act as a
permanent parkland gap between the main Marston Valley
development and Marston Moretaine. Development and proposed
building heights are restricted on the slopes of the Greensand Ridge.
The site boundary excludes the extent of the scheduled ancient
monument at Thrupp End Farm and also Brogborough Roundhouse
ringwork, however the extent to changes sought should be clarified.
Considerable offsets to both scheduled ancient monuments have been
incorporated into the scheme and no new planting proposed in these
areas, which will be maintained in perpetuity.

38

Ecological Assets

39

Open Space / Leisure and GI Assets

Stage 2 Conclusion

The settings of all relevant heritage features were scoped for
assessment with CBC and have been assessed as part of the EIA work
in accordance with the NPPF. The heritage chapter of the EIA
concludes that with mitigation (built in landscape buffer), the effect on
the scheduled ancient monuments is not significant in EIA terms.
A comprehensive ecological mitigation and enhancement strategy has
been development which will ensure protection of ecological assets and
net biodiversity gain. It is not clear why an amber rating is provided.
O&H support the rating and emphasise that the Marston Valley scheme
will deliver against the strategic objectives of the B&MK Waterway Park
and the Forest of Marston Vale. It will also meet leisure strategy
standards.
O&H support the conclusion and reinforce that any necessary highway
mitigation works and improvements relevant to Marston Valley will be
delivered as part of the proposals.
The scheme includes proposals for a direct public transport connection
to Ridgmont Station to maximise the potential EWR provides.

Permanent landscape buffers are proposed to neighbouring
settlements and the GI network has been sensitively designed to
ensure that these provide effective yet accessible parkland offsets
between the development and existing villages.
The proposals will protect and enhance ecological assets and deliver
net biodiversity gain.
The ability to deliver a significant section of the waterway park including
part of the navigable waterway between Brogborough and Stewartby
Lakes is a key asset of the scheme. It should be clarified that upstream
of Brogborough Lake, works to facilitate a future a navigable waterway
will be undertaken as part of Marston Valley, but the delivery of the
navigable section in this location will be dependent on proposals for the
connecting section towards Milton Keynes.
All of the environmental constraints identified will be assessed in full in
the outline application and any necessary mitigation incorporated.
The heritage and archaeological impacts of any proposals will be fully
assessed in the outline application. Any necessary mitigation will be
incorporated. It is not considered that this will present any significant
effects on heritage assets.
43

Stage 3 - Achievability
Viability

45

Delivery

In addition to the caveats regarding increases in property values, O&H
raise concerns regarding the assumptions used in the viability - these
are detailed further in respect of the representations on the ‘Growth
Options Study for the North’. It is worth noting that strategic sites
appear the least viable due to the assumptions included. However, this
does not necessarily take into account the different funding
mechanisms, particularly of master developers where little or no
external funding is required as they can provide up front investment in
infrastructure and take a long term view on recapturing this investment.
Furthermore, clarification is sought of the s106 / infrastructure costs of
the ‘2015 strategic’ sites’ which have informed the £38,000 per dwelling
s106 cost used. It is queried whether this incorporates significant
infrastructure, for example the A5-M1 link, as the requirement for such
infrastructure is not comparable for other strategic sites, particularly for
instance Marston Valley which is based on maximising the potential of
national investment in EWR and the Expressway.
O&H reinforce that, with an effective planning framework, delivery can
commence within 5 years. O&H welcome discussions with CBC
regarding mechanisms to facilitate early delivery.
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Appendix 3
MARSTON VALLEY - SUGGESTED POLICY
[This is our suggested policy /text wording that could be included in the draft Local Plan should the
Council decide to take Marston Valley forward as a draft allocation in the Regulation 19 Local Plan.

Marston Valley New Villages

Marston Valley occupies a prominent position in the Oxford to Cambridge Corridor and benefits
from an excellent geographic location within a strategic movement corridor. The scale of
growth proposed and the importance of the location requires a coordinated and comprehensive
approach to planning and design to ensure that the development will maximise the benefits of
the investment in this nationally significant corridor. Planned, strategic scale development will
provide a considerable contribution of new homes and jobs to meet identified needs. The
development will also deliver an extensive section of the Bedford and Milton Keynes Waterway
Park and provide important environmental, recreational and community infrastructure to support
the ongoing regeneration of this part of the Marston Vale.
The Marston Valley site is located to the west of Marston Moretaine, north of Lidlington and
east of Brogborough. Access on to the A421(T) is provided at Marston Moretaine and Junction
13 of the M1. The site is bound by the recently dualled A421(T) and traversed by the C94 (the
former A421) and the route of the future Bedford to Milton Keynes Waterway. It benefits from
number of immediate connections to the Marston Vale Railway Line – soon to become a major
part of East – West Rail (EWR). Ridgmont Station is in close proximity to the site and has
been confirmed as the new EWR Interchange for this area.
A series of new linked but self-contained villages in the Marston Vale will together provide up
to 5,000 new homes, up to 30ha of employment land, new community facilities and a
comprehensive network of blue and green infrastructure including a section of the Bedford and
Milton Keynes Waterway Park. The villages will be separated from each other and from
existing settlements by the strategic green and blue infrastructure network, including
significant permanent parkland buffers.
The site contains a number of waterbodies, grassland and features reflective of the previous
brickmaking activity (old conveyor lines). These will be incorporated into the strategic blue and
green infrastructure network so that access can be opened up to this landscape. They will
also provide a focus for recreational and leisure related development and community facilities.
Marston Valley will not only help meet the housing and employment needs of Central
Bedfordshire in the Plan period (up to 2035) but provides the opportunity to manage growth
over the longer term. A housing target of 4,000 homes within the Plan period is proposed,
although the capacity of the site is up to 5,000 homes. This will be demonstrated and
confirmed through comprehensive masterplanning and the planning application process. The
site must be planned comprehensively to ensure infrastructure is designed into and secured for
the full development. However, the village structure of this allocation has the unique benefit of
being designed to deliver growth of a strategic scale yet can be implemented through a series
of self-contained villages, and respecting the existing settlement pattern in the Vale.
The individual villages can be brought forward independently, each with a balanced mix of
uses to support a sustainable community. This means that while the comprehensive
planning of Marston Valley will secure major infrastructure investments, each village can be
phased and developed independently to respond to local needs and market demand.
Vision – Marston Valley New Villages
The sustainable development of Marston Valley is based around developing a collection of
villages that relate well to each other and integrate with the existing settlements in the
Marston Vale, providing a network of new and existing places. A series of new parks will
surround and contain the villages to protect against coalescence between each other and
neighboring settlements.
1

The series of new villages will contribute to the environmental regeneration and
enhancement of the surrounding area through provision of a greater range of housing and
employment opportunities and through contributions to improved public transport links
including rail. Popular and viable new centres with attractive community facilities and public
spaces will promote a sense of pride and provide a focal point for community activity and
social interaction. New green and blue infrastructure will be provided, in particular linking
existing lakes, public footpaths and recreational facilities within the Vale with new green
spaces and the wider countryside to enable greater accessibility and enjoyment of the area’s
regenerated natural environment.
Marston Valley is situated within the Northern Marston Clay Vale, located between the elevated
landscapes of the wooded Greensand Ridge on its southern boundary and the Cranfield to
Stagsden Clay Farmland to the west, which provides the site with a sense of natural
containment.
The landscape is characterised by agricultural farmland and features of past brickmaking
activity. The legacy of the brickmaking is evident in the excavated pits, which have either been
restored as lakes or used for landfill purposes. This disturbed landscape is undergoing
environmental improvements, and has significant opportunities for recreation and biodiversity
enhancement.
It is imperative that the landscape, heritage and biodiversity value of the site are managed and
enhanced with positive improvements secured effectively through the development. The site
contains two County Wildlife Sites at Brogborough Lake and Lidlington Lake and two
Scheduled Ancient Monuments are in close proximity to the site at Thrupp End Farm and
Brogborough Roundhouse. Also in close proximity lies an area of ancient woodland at Marston
Thrift which is a designated Site of Special Scientific Interest. All of these features can be
protected and mitigated as part of the future development.
The site is located predominantly within a lower grade (3 and 4) agricultural arable landscape.
The site is crossed by highways, both local and strategic and lies alongside an existing rail
line. Electricity transmission lines transects the site as do telecommunication and gas main
infrastructure. All of these can be incorporated into and addressed as part of the future
development with appropriate undergrounding and easements provided.
The site is predominantly Flood Zone 1 with small areas along the Elstow Brook falling within
Flood Zones 2 and 3. A sequential approach to development within the site will be undertaken
to ensure that areas at risk of flooding are avoided in the proposed development. Any impacts
of which will be addressed as part of the Flood Risk Assessment. Sustainable Urban Drainage
systems will integrate with the built and open space networks utilising existing and proposed
water courses and bodies as appropriate in accordance with the principles of the Marston Vale
Surface Water Strategy. The new network of waterways will provide a multi-functional
infrastructure for water management, leisure and biodiversity.
Development Principles and Land Uses
Marston Valley has the capacity to accommodate in the region of 5,000 dwellings and around
30 hectares of employment land along with community facilities and blue and green
infrastructure. It is anticipated that a mix of up to 4,000 private and affordable homes will be
delivered in the plan period. A first phase can be delivered immediately by virtue of the lack of
constraints across the site and the ability to create new points of access from existing roads.
The site will provide additional homes to meet longer term needs beyond of the plan period.
The infrastructure for these additional homes will be secured as part a comprehensive planning
application covering the full site.
Provision will be made for the up to 30 hectares of new employment land. This will include
phased delivery within the Plan period and in the longer term post 2035. The employment land
will support the site’s location in the innovation corridor with predominantly B1 and B2 uses
allowing for high technology, business park type facilities together with complementary light
industry. Employment land will be provided in large consolidated parcels to ensure maximum
flexibility to prospective occupiers and shall take advantage of the site’s prominent position
2

adjacent to the A421 and C94. There may also be opportunities for smaller scale B1 uses
within the mixed use area and local centres where demand requires. Employment sites will be
set in attractive parkland environments with good access to public transport and local facilities.
The new villages will provide for new schools on the three tier system. Up to four new lower
schools, two middle schools and one upper school will be accommodated in the
development. There is the potential for an extension to the existing lower school in Lidlington
if this is required. It is anticipated that new schools can allow for dual function of their sports
and open space areas and supplement local community facilities.
The development will deliver a strategic blue and green infrastructure network, the new B&MK
Waterway Park will provide a central spine to this landscaped environment. A series of formal
open spaces and play facilities will be integrated within the green infrastructure network. These
spaces will distributed across the site area in accordance with CBC accessibility standards and
will also reinforce the recreational offer to existing communities.
The site is located within the Forest of Marston Vale and will provide for 30% canopy cover
across the site from existing and proposed tree planting (excluding lakes and infrastructure).
Tree cover will permeate through all components of the development including blocks of new
woodland, street trees, private garden trees and planting within all informal and formal open
space. It will create a wooded character to the development, assist in providing landscape
buffers, restrict coalescence and help enhance biodiversity.
Development of this site will maximise connectivity to the railway. This shall include public
transport and pedestrian / cycle connections to Ridgmont Station and to the other local
stations on the Marston Vale line. A package of necessary highway improvements will also be
secured to address and mitigate any pressure created by the development on existing
junctions and routes. A public transport strategy and a comprehensive pedestrian and cycle
network will also be implemented to provide connectivity between the new and existing
villages.

3

Marston Valley New Villages
Strategic development comprising a series of linked villages, employment land and a sensitive village
extension to Marston Moretaine, will be delivered in the Marston Vale, as shown on the proposals
map.
The strategic allocation shall:
1. provide a mix of uses necessary to achieve a series of sustainable and vibrant new
communities including:
• up to a total of 5,000 homes with up to 4,000 private and affordable homes within the plan
period;
• approximately 30 hectares of new employment land across predominantly B1 and B2
uses in an attractive parkland setting;
• provision for educational facilities;
• provision for retail and community facilities including community hubs with ‘Health and Social
Care hubs’, these shall include A1-A5 uses, and D1 and D2 uses;
• creation of a section of the B&MK Waterway Park through the site, including a length
of navigable waterway;
• provision of leisure facilities associated with Brogborough Lake and the B&MK
Waterway;
• Community Forest woodland planting;
• parks and children’s play facilities; and
• formal and informal open spaces and sports provision.
2. enable long-term management, planning and enhancement for this growth location and provide for
further housing and employment beyond the plan period;
3. create a series of attractive and well-connected villages which are comprehensively planned
and respect the existing settlement pattern in the Vale whilst protecting against coalescence
through the provision of permanent parkland areas to create substantial buffers between new
and existing villages;
4. provide dedicated and safe pedestrian and cycle links from the new and existing
settlements to local centres, employment opportunities, schools, shops and community
facilities;
5. provide for efficient links between rail and other public transport routes which link with existing
settlements and provide direct connections to Ridgmont Station on EWR;
6. provide a package of necessary highway improvements to address any additional pressure on
existing routes resulting from the proposed development;
7. Mitigate the impact of development on the Greensand Ridge through sensitive design;
8. Provide a green and blue infrastructure network incorporating, preserving and enhancing
existing biodiversity, landscape, heritage, access and open space features which links
existing and new villages with the wider countryside;
9. Deliver a comprehensive approach to surface water drainage including the use of SuDS and
existing and proposed waterbodies and water features;
10. Incorporate measures to adapt to climate change, minimise energy use and explore
renewable energy technologies; and
11. Provide infrastructure to facilitate high speed broadband.
The development will be comprehensively master planned through an outline planning application to
secure the necessary infrastructure requirements and ensure that they are delivered in a timely manner.
The early delivery of this site will be supported to ensure that it can provide new homes and job
opportunities early in the plan period.
Design Guides will be prepared and subsequently approved by the LPA to guide this strategic
development and secure a high standard of design prior to the approval of any reserved matters
applications.

4
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BRIEFING NOTE
Marston Valley – Draft Description of Development
for Central Bedfordshire Council
April 2017

This note has been prepared to accompany the Draft Illustrative Framework Plan (ref:
OHB036/024/A) for submission to Central Bedfordshire Council. It sets out the draft scope of
the Marston Valley development proposals.
It remains work in progress and confidential at the current time.
Description of Development – for inclusion in Development Specification

•

Up to 5,000 new homes with the potential for specialist residential
accommodation / institutions (including policy compliant levels of affordable
housing (Class C2 and C3));

•

Up to 30 hectares of employment land (class B1 and B2).

•

Up to 9,500m2 of retail (A1 – A5 use class) including a food store (A1) of up to
2,500m2 (TBC);

•

Up to 5,000m2 for hotel (class C1) (TBC).

•

Up to 1,750m2 of community uses (class D1) (TBC);

•

Up to 4,000m2 of assembly and leisure uses including indoor sports facilities
(class D2) (TBC);

•

Four lower schools (class D1) including playing fields / sports pitches plus
allowance for land for an extension to the existing lower school in Lidlington;

•

Two middle schools (class D1) including playing fields / sports pitches including
floodlighting;

•

One Upper school (class D1) including playing fields / sports pitches including
floodlighting;

•

Retention and re-use of existing buildings;

•

Formal Open space to include playing fields and sports pitches (including
associated sports pavilions and lighting) and children’s play areas;
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•

Informal open space to include:
o

retained and new woodland planting;

o

retained and enhanced / reinforced waterbodies and waterway links;

o

allotments and orchards and ecological and amenity open space; and

o

reservation of land for parts of the Bedford and Milton Keynes
Waterway Park and creation of sections of navigable Waterway.

•

Supporting infrastructure - comprising of: upgrades to / provision of / diversions
of utilities – electricity, gas, water, sewerage, sustainable drainage systems
and telecommunications and any associated pumping stations and
substations);

•

Access roads including public transport routes, internal streets and
connections on to the existing highway network (C94 Bedford Road, Sheeptick
End, Marston Road); retention and upgrading of existing routes and
realignment of existing routes;

•

cycle and pedestrian network; and

•

associated ground remodelling, demolition works and landscape works.
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The important locational factors within Area C
that should help to refine and underpin the
consideration of growth options, include:
píê~íÉÖáÅ=q
ê~åëéçêí=`çêêáÇçê=J
convergence of
strategic highway and rail connections – M1,
A421, C94, East West Rail (Marston Vale) Line
– these already provide excellent connectivity
within the local area and to wider economic
centres of Milton Keynes and Bedford.
mêçñáãáíó=çÑ=ÖêçïáåÖ
economic hubs such as
Millbrook Proving Ground and Technology Park
and Cranfield University, Airfield and
Technology Park – these are earmarked for
sub-regional investment and their potential
would be further harnessed by parallel growth
opportunities to provide homes, community
facilities and additional start-up employment
space.
bñáëíáåÖ=ÉãéäçóãÉåí=~êÉ~ë=
– Marston Gate
and Marsh Leys provide a strong employment
base for the area with the potential for
sustainable transport connections.
oçìíÉ=çÑ=íÜÉ=å~íáçå~ääó=ëáÖåáÑáÅ~åí=_ÉÇÑçêÇ=
~åÇ=jáäíçå=hÉóåÉë=t~íÉêï~ó=m~êâ– this
infrastructure can be delivered through
comprehensive development and its associated
investment whilst providing a unique setting
underpinning the creation of new places.
bñáëíáåÖ=êÉÅêÉ~íáçå~äI=ä~åÇëÅ~éÉ=~åÇ=
ÉåîáêçåãÉåí~ä=ÅçåëáÇÉê~íáçåë
(Forest of
Marston Vale and Millennium Country Park,
Center Parcs) which are helping establish the
area as a growing regional outdoor tourism and
environmental destination that can be further
supported by strategic growth.
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