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1

Introduction

1.1

The Draft Local Plan 2035 for Central Bedfordshire was endorsed for publication by the Executive
Committee on 20 June 2017 and is now out to public consultation.

1.2

A number of technical documents supporting the Draft Local Plan were also released at the same
time.

1.3

On behalf of our client and landowner, Mr Rawdon Crozier, McMurdo Land Planning and
Development Ltd, submits comments and observations to the Council on the following consultation
documents:

1.3

2

•

Central Bedfordshire and Luton Green Belt Study July 2017

•

The Central Bedfordshire Draft Local Plan 2035

•

Site Assessment Technical Document July 2017

We make particular reference to:
•

Draft policy SP1

•

Draft Policy SP3

•

Draft Policy SP6
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2.

Executive Summary

2.1

Especially referencing Draft Policies SP1,3 and 6, on behalf of our client and landowner, Mr Rawdon
Crozier, McMurdo Land Planning and Development Ltd submits comments and observations to the
Council on: the Central Bedfordshire and Luton Green Belt Study July 2017; the Central Bedfordshire
Draft Local Plan 2035; and the Site Assessment Technical Document July 2017.

2.2

The National Planning Policy Framework (“NPPF” or “Framework”) states, at Paragraph 14, that there
is, at the heart of the National planning policy, a presumption in favour of sustainable development,
which should be seen as a golden thread running through both plan-making and decision-taking. For
plan-making this means that local planning authorities should positively seek opportunities to meet
the development needs of their area and Local Plans should meet objectively assessed needs, with
sufficient flexibility to adapt to rapid change.

2.3

In order to realise the overarching Draft Local Plan vision and strategy and to deliver the minimum
20,000 additional new homes and other supplementary land uses required in Central Bedfordshire
between 2015 and 2035 it is necessary to release some better performing areas of land within the
Green Belt.

2.4

Our client agrees with the Council and considers that the requirement to ensure the delivery of
balanced sustainable growth across Central Bedfordshire as a whole, forms the basis of ‘exceptional
circumstances’ to justify the release of Green Belt land for development.

2.5

Our client supports the overall tone of the text around the policies which support the high level of
growth offered in Scenario 1 and our client supports the scenario for growth in and around the villages
in Area A.

2.6

Our client supports the continued status of Eaton Bray as an ‘inset village’, capable of accommodating
development. However, the assessment for Area EB1 (containing Eaton Bray) states that although the
western edges of the inset village of Eaton Bray are quite exposed, there are smaller, well- hedged
fields in the eastern part of the parcel EB1 which are “more contained by landscape and built
development”, and thus may have development potential. Our client considers that Eaton Bray needs
further more detailed assessment work to determine the level of potential for the release of smaller
scale development sites from the Green Belt, in particular sites within the eastern edges of the EB1
parcel. Within this context, our client would urge the Council to further consider Site NLP013: Land at
Park Lane, which is located within this eastern edge of the EB1 parcel.
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Our client urges the Council to reconsider the status of Chalton. NPPF Para 86 states that if the
character of a settlement needs to be protected for other reasons (as opposed to a landscape
contribution to the Green Belt), other means of designation should be justified (such as “Conservation
Area”), and the settlement should be excluded from the Green Belt. Our client believes this is the case
for Chalton and that the current settlement categorisation severely restricts the strategic potential of
the settlement to accommodate future development. Most crucially, the village of Chalton is just 1.3
miles from the new M1 junction. Furthermore a consented strategic urban extension to Houghton Regis
proposes a major new road link between the A5 and the new M1 junction which would place Chalton
in a very strong strategic location and one which the development markerts would react to, ensuring
quick delivery of a range of uses.

2.8

Area HR2 (which includes Chalton) forms a wider parcel that accounts for much of the gap between
Luton and Harlington. Whilst development should not result in coalescence within the Green Belt, there
is clear potenial for the controlled expansion of Chalton, particularly on the western edge of the village
(away from Luton and the proposed Houghton Regis urban extension), the possibility of which should
be subject to further assessment as the plan evolves. Moreover, the road link will create a strong
separation between Chalton and the expanded settlement at Houghton Regis, thus alleviating any risk
of coalescence if the future development of Chalton was planned sustainably. In this context, our client
would urge the Council to specifically consider Site NLP012: Land at Luton Road, Chalton.
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3.

Central Bedfordshire and Luton Green Belt Study July 2017

3.1

This study has tested the performance of the Central Bedfordshire and Luton Borough Green Belt
against the five purposes of Green Belt as identified within the NPPF, and has identified areas which
may be performing less well in Green Belt terms and which could be released for development.

3.2

Observations

3.2.1

Our client supports this approach and commends the proactivity of the Council in addressing the
identification of land which no longer fulfils the functions of the Green Belt, all in line with NPPF Para
84 which states that when drawing up or reviewing Green Belt boundaries local planning authorities
should take account of the need to promote sustainable patterns of development.

3.2.2

Indeed, our client would urge the Council to align policy direction with NPPF Para 85 which states
that when defining boundaries, local planning authorities should ensure consistency with the Local
Plan strategy for meeting identified requirements for sustainable development, not include
land which it is unnecessary to keep permanently open and thus satisfy themselves that
Green Belt boundaries will not need to be altered at the end of the development plan period.

To this end, our client makes the following observations:
•

If the Council’s preferred spatial strategy is to be achieved (i.e. sustainable balanced growth across
the area) then Green Belt land must be released for development.

•

Our client also supports the Study conclusion which states that Green Belt land will need to be be
released to ensure the delivery of balanced sustainable growth across Central Bedfordshire as a
whole, and would further recommend that this requirement forms the basis of ‘exceptional
circumstances’ to justify the limited release of some Green Belt land. It is agreed that the relatively
poor performance of the land against Green Belt purpose is not, by itself, an ‘exceptional
circumstance’; however, it is considered that further detailed assessment regarding exceptional
circumstances must be made to support this process.

•

Our client supports the Study’s conclusion which acknowledges that, in order to deliver the minimum
20,000 additional new homes between 2015 and 2035 it will undoubtedly be necessary to release
some better performing areas of land within the Green Belt, in order to realise the strategy set out
within the Local Plan.

3.3

The study divides the Green Belt into a number of large parcels of Green Belt land and assesses their
performance against Green Belt criteria. The Council has explored the potential for limited Green Belt
release in order to accommodate the levels of sustainable growth set out in the Local Plan and to meet
exceptional needs.

5
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3.3

Observations

3.3.1

Our client supports the study’s conclusion that, as less than 1% of Central Bedfordshire’s Green Belt
was assessed as performing weakly, it will be necessary, where exceptional circumstances apply, to
release better performing areas of land in order to realise the strategy set out within the Local Plan, all
as set out in NPPF para 84.

3.3.2

However, in order to comply with NPPF para 85 our client recommends that further detailed
assessments are undertaken to determine suitable, available and deliverable sites across all areas to
ensure consistency with the Local Plan strategy for meeting the identified requirements for sustainable
development.

3.3.3

The Council must satisfy themselves that the Green Belt boundaries will not need to be altered at the
end of the development plan period. In this vein our client maintains that only by drawing on the findings
of the Green Belt Study alongside other evidence base studies including a Settlement Envelope Study,
a Settlement Hierarchy Study and a full Strategic Housing Land Availability Study, can the Council be
confident on this point.

3.3.4

The Study identifies that in some areas, the Green Belt plays an important role as green infrastructure
or for safeguarding against encroachment, but does not perform a role in restricting urban sprawl or
preventing coalescence. In these instances, our client reaffirms the Council’s directon in exploring
alternative mechanisms for protecting the positive uses of these areas, such as the re-designation of
areas from Green Belt to ‘Local Green Spaces’. Paragraph 77 of the NPPF supports such an approach
(although not specifically in relation to Green Belt land). NPPF Para 86 states that if the character of
a village needs to be protected for other reasons (as opposed to landscape contribution to the green
belt), other means should be used, such as conservation area or normal development management
policies, and the village should be excluded from the Green Belt.

3.4

The study assessed the status of Central Bedfordshire’s Green Belt villages to determine whether
these settlements should remain inset or ‘washed over’ by the designation, which in turn sets the level
of development they can accomodate.

3.5

Observations

3.5.1

Because our client agrees that the Council is doing the right thing in identifying land for release from
the Green Belt they support the Council’s approach and commend its proactivity in reviewing the status
of settlements across the district in order to direct the required development to appropriate areas
(NPPF Para 47).

3.5.2

With the foregoing in mind, our client also supports the continued status of Eaton Bray as an ‘inset
village’, capable of accommodating development.

3.5.3
6

However, the assessment for Area EB1 (containing Eaton Bray) states that although the western
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edges of the inset village of Eaton Bray are quite exposed, there are smaller, well- hedged fields in the
eastern part of the parcel EB1 which are “more contained by landscape and built development”, and
thus may have development potential.
3.5.4

Our client contends that Eaton Bray needs further detailed assessment to determine the level of
potential for the release of smaller scale development sites from the Green Belt, in particular sites
within the eastern edges of the EB1 parcel. Eaton Bray is a sizeable village with good facilties; the
village has a pub, a lower school, convenience store, village hall, tennis club and GP’s surgery in
Edlesborough. The village has extremely good connections to the district, with direct access to the
A505 and close proximity to both Leighton Buzzard and Dunstable.

3.5.5

In addition, within this context, our client would urge the Council to further consider for development
Site NLP013: Land at Park Lane which is located within this eastern edge of the EB1 parcel,
and:

•

is of an appropriate size to accommodate over 30 units;

•

would not conflict with any national policy designations;

•

would not cause coalescence;

•

is available.

3.5.3 Our client would also urge the Council to reconsider the status of Chalton as a ‘washed over’
settlement. NPPF Para 86 states that if the character of a village needs to be protected for other reasons
(as opposed to landscape contribution to the green belt), other means should be used, such as
conservation area or normal development management policies, and the village should be excluded
from the Green Belt. Our client believes this is the case for Chalton and that the current settlement
categorisation severely restricts the strategic potential of the settlement to accommodate future
(perhaps strategic) development opportunities. Most crucially, the village of Chalton is just 1.3 miles
from the new M1 junction and furthermore a consented strategic urban extension to Houghton Regis
proposes a major new road link between the A5 and the M1 which would place Chalton in a very strong
strategic location.
3.5.4 Area HR2 (which includes Chalton) forms a wider parcel that accounts for much of the gap between
Luton and Harlington. Whilst development should not result in coalescence within the Green Belt, there
is clear potenial for expansion to Chalton, particularly on the western edge of the village (away from
Luton and the proposed Houghton Regis urban extension), the possibility of which should be subject to
further assessment work as the Local Plan evolves. Moreover, the proposed road link will create a
strong separation between Chalton and the expanded settlement at Houghton Regis, thus alleviating
any risk of coalescence.
3.5.5 In this context, our client would urge the Council to specifically consider Site NLP012: Land at Luton
7
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Road, Chalton because:
•

the site lies immediately to the north west of Chalton (adjoining Manor Farm and just south of the
sewage treatment plant)

•

the land benefits from significant road frontage onto the B579;

•

the site is well located close to the centre of the village;

•

the site is of an appropriate size to accommodate well over 100 units and other uses;

•

development would not conflict with any national policy designations;

•

development would not cause coalescence;

•

the nature and character of Chalton will undoubtedly change when the road link and nearby urban
extension are implemented;

•

8

the land offers a suitable, achievable and available location for development.
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4

The Central Bedfordshire Draft Local Plan 2035

4.1

Our client supports the overarching approach and commends the proactivity of the Council in
addressing the identification of land which no longer fulils the functions of the Green Belt.

4.2

Our client supports the study’s conclusion in that the Council will explore the potential for Green Belt
release in order to accommodate the levels of sustainable growth set out in the Local Plan and to meet
exceptional needs.

4.3

Our client also supports the Council’s direction in reviewing the status of settlements across the district
in order that development is directed to appropriate areas.

4.4

Key Themes for the Local Plan
Cross Boundary and Neighbouring Growth Pressures and the Role of the Green Belt

4.5

Para 2.3.3 states that the key challenge is to establish how development needs can be provided for
sustainably in a way which fits with Central Bedfordshire's objectives. There is a need to strike an
appropriate balance between removal of sites from the Green Belt to meet housing pressures from
neighbouring authorities while maintaining local character and its role in preventing coalescence

4.6

Observations

4.6.1

We support the thrust of this theme in line with NPPF Para 84 and feel that the providing housing and
other development in a balanced way across the area is a good starting point from which to create
sustainable communities.

4.6.2

Our client also supports the Council’s direction of travel in recognising that it will be necessary to
release land from the Green Belt in order to ensure the delivery of sustainable development across
Central Bedfordshire as a whole. This is in line with NPPF Para 85.

4.6.3

However, in line with NPPF guidance (especially to be in compliance with NPPF Para 84, 85 and 86),
opportunities for release should be more fully investigated through further iterations of the plan to
enable the Council to meet identified needs. In short, where there are sites in good locations, which
meet the tests of suitability, availability and achievability and there is a demonstrable development
need, policy should make provision for sites to be bought forward to deliver housing and help sustain,
enhance, and support the wider Luton HMA.

9
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Evidence Base 1: Sustainability Appraisal
4.7

Para 5.1.1 states that the Sustainability Appraisal (SA) has been used to support the strategy in this
initial draft of the plan by undertaking the following:

•

A high level appraisal of the patterns of distribution (new small & town scale settlements; village
extensions; growth in transport corridors; urban extensions; urban intensifications around transport
hubs; and higher densities);

•

A high level appraisal of Areas A-D (as set out in the Shaping Central Bedfordshire consultation);

•

An appraisal of five growth scenarios, using reasonable strategic growth locations; and

•

An appraisal of the draft plan policies
The five scenarios appraised are:

•

Scenario 1: Higher levels of growth across all of Central Bedfordshire (the

•

growth location options presented in this Plan);

•

Scenario 2: No growth to the west of Luton and east of Biggleswade;

•

Scenario 3: No strategic transport infrastructure delivered in the A1 corridor

•

(Area B);

•

Scenario 4: No growth in the Green Belt (Area A); and

•

Scenario 5: A mixed approach with higher growth in villages.

4.8

Observations

4.8.1 Our client supports the Councils undertaking of a Sustainability Appraisal (SA) which comprised a high
level appraisal of the patterns of distribution, including village extensions and growth in transport
corridors.
4.8.2 Our client also supports the Council undertaking a high level appraisal of Areas A-D (as set out in the
Shaping Central Bedfordshire consultation) which included Area A (land within the Green Belt) as
having potential for development within the Green Belt.
4.8.3 Our clients endorse the Councils approach through the findings of the SA, which supports growth
particularly in Areas A, B and C, and would reiterate that this approach offers the best opportunity to
deliver the housing required, in a balanced manner.
4.8.4 Our client agrees with the findings of the SA, which stated that restricting growth of housing and
employment uses in Area A, due to the Green Belt, (as considered in Scenario 4) is likely to have
negative effects for the needs and health of communities in that part of CBC as well as the cross-

10
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boundary needs of Luton Borough. Without growth in Area A, it is considered that communities would
not benefit from the potential revitalisation that new development can provide.
4.8.5 Our clients also endorse the Spatial Strategy containing options for growth along the A1 corridor near
to the M1 in Area A. These areas are highly sustainable in terms of location and the facilities that they
can offer.
4.8.6 Our client recommends that in addition to the high level SA, both the Green Belt Review and the Site
Assessment Technical document demonstrate that there is further capacity in Area A for development
to contribute towards housing levels and ensure continuing delivery. Our clients reiterate that it will be
necessary to release land from the Green Belt in order to ensure the delivery of sustainable
development across Central Bedfordshire as a whole.
4.8.7 With the foregoing in mind:
•

Our clients support the overall tone of the text around the policy which supports the high level of growth
offered in Scenario 1; and

•

Our clients support the scenario for growth in and around villages in Area A.
Evidence Base 3: Strategic Options for Growth

4.9

Para 5.3.1 states that Central Bedfordshire Council undertook two Growth Options Studies in order to
identify appropriate locations across the area to deliver strategic level growth. The purpose of the two
studies was to establish spatial patterns and inform the spatial strategy and distribution of development
for the plan.

4.10

The Key finding of the study is:

•

It will be necessary to release land from the Green Belt in order to ensure the delivery of sustainable
development across Central Bedfordshire as a whole. However, it may be possible to replace Green
Belt elsewhere within Central Bedfordshire in order to off-set that which is released.

4.11

Observations

4.11.1 Our client supports the Growth Study conclusion that in order to ensure the delivery of sustainable
development across the HMA as well as Central Bedfordshire as a whole, it will be necessary to
release land from the Green Belt designation.
4.11.2 We agree with the direction of these findings and feel that the release of green belt land to provide
housing in a balanced way across the area is the only way in which to create a deliverable growth
strategy for the wider area.
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4.11.3 In line with the Luton HMA Growth Study (para 2.10) our client supports the conclusion that
concentrating growth along key transport corridors, offers the potential to promote sustainable forms
of development in an area that has seen little, or very limited growth due to Green Belt restrictions.
4.11.4 In line with the foregoing our clients believe that provision should be made within policy for suitable
sites in village locations to come forward for development, to enable the delivery housing to help
sustain, enhance, and support the wider Luton HMA.
4.11.5 Our clients support the overall tone of the text around the policy which supports the high level of growth
offered in Scenario 1 and our clients support the scenario for growth in and around villages in Area A.
The Proposed Growth Locations Area A – South
4.12

Para 7.6.1 states that the plan identifies a requirement to accommodate ‘unmet need’ as Luton is a
highly constrained urban area. Some of this need is being met by other neighbouring authorities;
however through Duty to Co-operate discussions; the Council has agreed to provide for 7350 homes
within Central Bedfordshire within the Luton Housing Market Area (HMA).

4.13

As the Luton HMA is largely comprised of Green Belt land, this will mean some release of land within
the Green Belt where ‘exceptional circumstances’ can be demonstrated. Consultation concluded that
growth in the south was supported because of the proximity to key services in the urban centres of
Dunstable, Houghton Regis and Luton.

4.14

Significant pieces of new infrastructure in the south, including the A5-M1 link road, the Woodside Link,
the Luton/Dunstable Busway and new Junction 11a, will also help to support this level of growth.

4.15

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

4.16

Observations

4.16.1 We agree with the thrust of this approach and feel that, where there is housing need identified for the
Luton HMA, moderate extensions to existing towns and villages with good connectivity and access to
services, offer a sustainable way to deliver the 2000 houses identified. We also support the conclusion
that this will mean releasing some Green Belt land.
4.16.2 Our client supports the release of Green Belt land to achieve housing delivery in this area. Our client
believes that the requirement to ensure the delivery of balanced sustainable growth across Central
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Bedfordshire as a whole, should form the basis of the ‘exceptional circumstances’ to justify the limited
release of some Green Belt land.
Draft Policy SP1: Growth Strategy
4.17

Draft policy states that a minimum of 20,000 additional new homes will be delivered and a minimum
of 24,000 new jobs between 2015 and 2035 (c.23,000 homes are existing commitments). In addition
to the existing committed sites, development will also be brought forward through Neighbourhood
Plans, and through medium and small scale sites in Areas B, C & D that will be set out in the presubmission version of the plan. Subject to further assessment of sustainability and deliverability, new
development will be planned for at a selection of the following locations:
Area A
•
•
•

4.18

North of Luton (Town Extension)
West of Luton (Town Extension)
Inset Green Belt Villages (Village Extensions)

Observations

4.18.1 Our client supports the release of land from the Green Belt in order to ensure the delivery of balanced
sustainable growth across Central Bedfordshire as a whole. This demand is considered to form the
basis of the ‘exceptional circumstances’ which our client believes justify the limited release of some
Green Belt land.
4.18.2 In line with the foregoing and as stated above, our clients believe that the provision for growth in
villages within Area A is integral to the Council’s approach to development in the Green Belt as part of
the overall spatial strategy. It is also integral to complying with NPPF Para 47 which states that in order
to boost significantly the supply of housing, local planning authorities should use their evidence base
to ensure that their Local Plan meets the full, objectively assessed needs for market and affordable
housing in the housing market area. This will involve identifying strategic sites but also smaller
deliverable sites to enable a spread of supply. Given that Plans should also identify and update
annually a supply of specific deliverable sites sufficient to provide five years worth of housing against
their housing requirements with an additional buffer of 5% (moved forward from later in the plan
period), smaller development sites can also play an important role.
4.18.3 Overall the release of sites will enable development on suitable Green Belt land and fulfil an identified
housing requirement. These releases would represent small changes to the Green Belt, which in turn
will reduce the need to release significant land in a single location with the associated potential impacts
in terms of visual intrusion and coalescence.
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4.18.4 Our client would encourage the Council to undertake more detailed work on identifying specific sites
with potential within the Green Belt to help deliver Policy SP1. Green Belt release should be guided
by the principle of creating ‘sustainable patterns of development’ as per NPPF paragraph 84, meaning
that the Council should identify the most sustainable locations for development, and sites should only
be discounted if it is outweighed by the effect on the overall integrity and performance of the wider
Green Belt.
4.18.5 However, to be considered in compliance with NPPF policy, development strategy cannot be
arbitrarily limited to inset villages through Local Plan Policy. Highly sustainable extensions of a more
moderate scale to smaller villages that are ‘washed over’ in the Green Belt should also be considered
where there is a good level of services and connectivity and where sites are available that would not
detrimentally impact on the character of the wider Green Belt. It is therefore recommended that the
Growth Locations being considered within the scope of the SP1 policy should include the potential for
extensions to all villages, OR settlements with development potential should be reassigned as inset
villages in line with NPPF para 86.
4.18.6 Our client urges the Council to undertake a full and detailed Settlement Hierarchy Review as well as
the Settlement Envelopes Review across all villages, alongside the more detailed Strategic Housing
Assessment which will be undertaken as part of the Local Plan progression (over and above the initial
assessments carried out within the Site Assessment Technical Note and the initial Green Belt
Review).
4.18.6 In particular our clients support the identification of sites in villages for development within the Green
Belt in Eaton Bray and Chalton given their potential for growth, strategic locations and good
accessibility to a range of transport modes, and social, community and green infrastructure and
facilities. Sites NLP012, NLP013 are put forward as being suitable and available for such growth.
Neighbourhood Plan Areas in Green Belt
2.19

Neighbourhood Plans cannot allocate land for development in the Green Belt as changes to the Green
Belt can only be made through a review of the Local Plan. Instead they can include aspirations for the
future, which may include a recommendation that the Green Belt boundary is altered to allow for a
specific development in a future Local Plan Review.

4.20

Observations

4.20.1 Our client supports the policy direction that Neighbourhood Plans should be used for areas within the
Green Belt, to include aspirations for the future, which may include a recommendation that the Green
Belt boundary is altered to allow for a specific development in a future Local Plan Review.
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Affordable housing in the Green Belt
4.21

Para 9.7.1 states that within the Green Belt, as elsewhere in the area, there is a shortage of affordable
housing. This can have a disproportionate effect on rural communities as many young people and
families cannot afford to stay because decent homes are either too expensive or simply unavailable.
This, in turn, can lead to a fall-off in demand for local services such as schools and public transport
and the disappearance of local jobs, shops and public houses. Ultimately, some places risk becoming
dormitory settlements with very little sense of community life. The supply of affordable housing is
therefore seen as important, not just in order to provide homes for those in greatest need, but to help
keep balanced communities. There is a need for affordable housing in the Green Belt settlements and
the Council will consider favourably the provision of affordable housing on rural exception sites in the
Green Belt.

4.22

Observations

4.22.1 Our clients support the overall tone that there is a need for affordable housing in the green belt. Our
client also supports the policy position the Council will consider favourably the provision of affordable
housing on rural exception sites within the Green Belt.
Draft Policy SP3: Development in the Green Belt
•

The Council will work proactively with developers, and landowners to enhance the beneficial uses of
the Green Belt.

•

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.

•

"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.
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•

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.

4.23

Observations

4.23.1 Our client supports the Council’s remit to work proactively with developers, and landowners to enhance
the beneficial uses of the Green Belt.
4.23.2 NPPF Para 83 states that when drawing up or reviewing Green Belt boundaries, local planning
authorities should take account of the need to promote sustainable patterns of development (NPPF
Para 84). Our client would therefore urge the Council to consider the potentially damaging
consequences for sustainable development of channelling development towards a limited tranche of
villages within Area A. Our client considers that requirement to ensure the delivery of balanced
sustainable growth across Central Bedfordshire is crucial to the continued development of the HMA,
and that all villages should be considered in detail for development potential, through the additional
studies proposed as the Plan progresses.
4.23.3 Our client is concerned that with the current approach, the Council will not be in conformity with
NPPF Para 85. It is considered at this stage that with the current approach to defining boundaries,
the local planning authority won’t be enabling consistency with the Local Plan strategy in meeting
identified housing requirements in the medium to long term. The NPPF also encourages LPA’s to
avoid the need for Green Belt boundary alterations at the end of the development plan period; it is
our concern that revision to green belt boundaries would almost certainly be required at the end of
the Draft Local Plan period.
4.23.4 With the aforementioned in mind, our client is mindful of NPPF Para 86 which recommends other
means of protection such as conservation area or normal development management policies (and
the village should be excluded from the Green Belt), where there are settlements where the
character of the village needs to be protected for other reasons. It is considered that alternative
methods of protection should be reviewed and considered where there are areas which do not meet
the tests of the Green Belt criteria, where land is founf to have development potential.

Settlement Envelopes and Settlement Hierarchy
4.24

Para 10.2.1 states that in order to define the boundaries between settlements and surrounding
countryside, where appropriate the Council will define Settlement Envelopes. Settlement Envelopes
provide a distinction between the settlements and the open countryside, and in so doing enable the
clear, unambiguous and consistent application of policies in the management of development within
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and outside settlements.
4.25

Observations

4.25.1 Our client would reiterate that it is not the purpose of Settlement Envelopes to identify or restrict land
for development as this will be assessed via the allocation of sites in the Local Plan.
4.25.2 To appropriately assesses the capacity of each settlement for growth and the potential for green belt
release, a review of existing Settlement Envelopes of all villages must be undertaken to inform the
next stage of the Local Plan. This should be informed by a full detailed Strategic Housing Land
Availability Assessment.
4.25.3 This approach would align the policy to NPPF para 84 and 85.
Draft Policy SP6: Development within Settlement Envelopes
4.26

Within the Settlement Envelopes of both Major and Minor Service Centres, the Council will support in
principle housing, employment and other settlement related development proportionate to the scale of
the settlement, taking account of its role as a local service centre.

4.27

Within Settlement Envelopes of Large Villages, small-scale housing and employment uses, together
with new retail, service, and community facilities to serve the village and its catchment will be supported
in principle.

4.28

Within Settlement Envelopes of Small Villages, development will be limited to infill development, smallscale employment uses, and community facilities.

4.29

Where an identified need exists for further community facilities (such as education, health, sports and
recreation uses or mixed community.) and there is no land is available within the settlement, a site
adjacent to the settlement may be granted planning permission. Such development should make the
best use of available land and lead to more sustainable communities.

4.30

Observations

4.30.1 Our client encourages the Council to reconsider the policy direction whereby development within large
and small villages is to be limited to infill development only. To appropriately assesses the capacity of
each settlement for growth and the potential for Green Belt release on sites adjoining the settlement
envelope, a review of existing Settlement Envelopes must be undertaken to inform the next stage of
the Local Plan, and this should be informed by a full detailed Strategic Housing Land Availability
Assessment
4.30.2 Our clients recommend the identification of suitable sites adjoining village envelopes for development
17
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within the Local Plan and provision to be made within policy for them to be bought forward as per
NPPF 14 and 47.
4.30.3 Our clients particularly believe that Eaton Bray and Chalton offer potential for growth. Sites NLP012,
NLP013 are put forward as being suitable and available for such growth given their suitable locations
within sustainable settlements .
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Central Bedfordshire Site Assessment Technical Document July
2017

5.1

This document presents the initial conclusions of the site assessment process for sites proposed for
residential development through the Council’s Calls for Sites.

5.2

This Site Assessment Technical Document presents the preliminary results of the assessment work
undertaken on the sites received through the ‘Call for Sites’ in both 2014/15 and 2016.
Site NLP012: Land at Luton Road, Chalton

5.3

This site lies to the north west of Chalton, adjoining Manor Farm and just south of the sewage treatment
plant, separated by the B579. The site benefits from significant road frontage onto the B579.
The assessment concludes that the site:
•
•
•

5.4

is of an appropriate size to accommodate over 10 units;
does not conflict with any national policy designations;
that the site does not cause coalescence.

However the site is not progressed for further review due to the site being separated by agricultural
buildings from the main settlement.

5.5

Observations

5.5.1

In line with the foregoing and as stated above, our clients believe that the provision for growth in
villages within Area A is integral to the Council’s approach to development in the Green Belt as part of
the overall spatial strategy.

5.5.2

Our client supports the release of land from the Green Belt in order to ensure the delivery of balanced
sustainable growth across Central Bedfordshire as a whole. This demand is considered to form the
basis of the ‘exceptional circumstances’ which our client believes justify the limited release of some
Green Belt land.

5.5.3

In particular our clients support the identification of sites in villages for development within the Green
Belt in Eaton Bray and Chalton given their potential for growth, strategic locations and good
accessibility to multi modal transport infrastructure and other social and community and green
infrastructure. Sites NLP012, NLP013 are put forward as being suitable and available for such growth.

5.5.4

Chalton is a linear village, with ribbon development along the B579 and thus this site could form a
logical extension to Chalton, continuing the linear form of development. Given the context of the growth
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strategy set out in the Local Plan and the approach to growth required which will require the release
of Green Belt land in suitable areas, our client would request that this site should not be discounted at
this stage.
5.5.5

Our client urges the Council to consider the site as a logical extension to Chalton and it is
recommended that further assessment be undertaken of the site through a formal SHLAA process and
also through the Settlement Envelopes review, the findings of which should feed into the revision of
Green Belt Policy (SP3) and of the Growth Strategy Policy (SP1).
Site NLP013: Land at Park Lane

5.6

The assessment concludes that the site:
•

is of an appropriate size to accommodate over 10 units;

•

does not conflict with any national policy designations;

•

that the site does not cause coalescence.

•

the site is considered available for development

•

The site also meets the critical infrastructure needs

•

Eaton Bray has direct access to the A505

•

Eaton Bray has a lower school, convenience store, village hall and GP’s surgery in
Edlesborough

5.7

The assessment also states that the “site a logical extension to the settlement” and that “access can
be achieved via the north east corner of the site or from a dirt track that runs along its southern border”.

5.8

The site is not located in an area that was identified as making only a relatively weak, weak, or no
contribution to the Green Belt, so has been assessed as having no further potential at this stage.

5.9

Observations

5.9.1

In line with the foregoing and as stated above, our clients believe that the provision for growth in
villages within Area A is integral to the Council’s approach to development in the Green Belt as part of
the overall spatial strategy.

5.9.2

Our client supports the release of land from the Green Belt in order to ensure the delivery of balanced
sustainable growth across Central Bedfordshire as a whole. This demand is considered to form the
basis of the ‘exceptional circumstances’ which our client believes justify the limited release of some
Green Belt land.
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In particular our clients support the identification of sites in villages for development within the Green
Belt in Eaton Bray and Chalton given their potential for growth, strategic location and good access to
transport infrastructure and facilities. Sites NLP012, NLP013 are put forward as being suitable and
available for such growth.

5.9.4

It is suggested that given the context of the growth strategy set out in the Local Plan and the approach
to growth required which will require the release of green belt land in suitable areas, it is not
considered sound that this site should be discounted.

5.9.5

The site could form a logical extension to Eaton Bray given the findings of the Green Belt Review and
it is recommended that further assessment is required through a formal SHLAA process and also
through the Settlement Envelopes review, the findings of which should feed into the revision of Green
Belt policy (SP3) and of the Growth Strategy policy (SP1).
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6.

Conclusions

6.1

In summation, our client:
•

August 2017

Agrees with the Council that Green Belt land has to be released in appropriate locations to
meet development needs.

•

Agrees with the Council that Eaton Bray is an appropriate location for the release of Green
Belt land to accommodate development needs especially given that it is a sizeable village
with good facilities (it has a pub, a lower school, convenience store, village hall, tennis club
and GP’s surgery in Edlesborough) and extremely good connections to the district, with direct
access to the A505 and in close proximity to both Leighton Buzzard and Dunstable.

•

Urges the Council to have the foresight to reconsider the potential for Chalton to
accommodate development needs especially given that it is just 1.3 miles from the new M1
junction and that the consented strategic urban extension to Houghton Regis proposes a
major new road link between the A5 and the new M1 junction, all placing Chalton in a very
strong strategic development position.

•

Specifically asks the council to allocate the available and appropriately located Green Belt
site Ref NLP013 in Eaton Bray for development.

•

Specifically asks the council to allocate the available and appropriately located Green Belt
site Ref NLP012 in Chalton for development.

6.2

On behalf of our client, we thank you for the opportunity to comment and trust our comments will be
given full consideration in due course.
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APPENDIX 1. SITE MAPS
NLP012
NLP013
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