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Foreword   

 

 

 

Thereôs more than one reason why we believe 
Central Bedfordshire is a great place to live and 
work.  

Attractive market towns and beautiful villages 
surrounded by stunning countryside, all boosted 
by a prime location, great transport links and a 
high performing economy are some of the 
yardsticks we use as measurement. 

All these attributes mean we have high growth 
pressures and this in turn puts into sharp focus 
the delivery of new homes and jobs. We need 
more of both. 

 

We particularly need more homes; homes for renters, first-time buyers, for young 
people, for older people, and homes for families. We need to plan positively and 
carefully for this and our Local Plan does just that.  

Weôve created our Local Plan with your input from thousands of residents who 
engaged with us through our various consultation and engagement events and that 
has provided useful insights into what is needed where you live.  

You will remember that we originally consulted on our draft Local Plan in the 
summer, which proposed a range of homes and a range of locations to deliver this ï 
more than we thought we might need.  

So, weôve been reflecting on all of your feedback and weôve done some more 
evidence work and analysis to create our Local Plan. This is what we will now be 
taking forward. 

We are now planning for up to 20,000 homes and 24,000 jobs over the next 20 
years, which is a smaller number than weôd originally proposed.  

The growth will be delivered in four strategic locations, as well as some small to 
medium growth in existing towns and villages where services can support it.  
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Our plan has always been about more than planning just for homes and jobs. Itôs 
about creating communities. This means planning for new and improved roads and 
transport infrastructure; and new community facilities and services, such as schools, 
nurseries, shops, sport and leisure facilities. 

And itôs important to remember that the Local Plan will serve us for 20 years, so 
development wonôt happen overnight. Itôs a long-term vision to ensure that it 
happens in a way that brings maximum benefit to the area and the people who live 
here.  

Above all else, itôs a plan that is deliverable, sustainable and will ensure Central 
Bedfordshire continues to be a great place to live and work. 

 
 

 

Cllr Nigel Young,  

Executive Member for Regeneration and Business  
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1 Introduction   

 What is the Central Bedfordshire Local Plan?  1.1

1.1.1 The Central Bedfordshire Local Plan is the key strategic planning document for 
Central Bedfordshire and will guide and support the delivery of new infrastructure, 
homes and jobs. It sets out the long-term vision and objectives for the area, what 
is going to happen, where, and how this will be achieved and delivered over the 
next 20 years. 

1.1.2 Local Planning has a crucial role to play in delivering the Councilôs vision of 
enhancing and maintaining Central Bedfordshire as óa great place to live and 
workô. It is important to note that all policies within the local plan will apply to all 
development where appropriate. 

1.1.3 This Pre-Submission version of the Local Plan sets out the Councilôs strategy for 
meeting the areaôs needs until 2035. 

1.1.4 This final version of the plan will be submitted to the Secretary of State later in 
spring 2018 for it to be examined by an independent Planning Inspector. The plan 
will be submitted together with the representations which are received on it during 
the Proposed Submission consultation and the evidence which has been prepared 
to support its policies and proposals. 

1.1.5 The main sections are as follows: 

¶ Chapter 1 explains the process, how this plan fits within the planning system 
and where and how to comment, the role of the independent examination and 
what happens next; 

¶ Chapter 2 gives background about Central Bedfordshire and the main issues 
that the Plan needs to consider; 

¶ Chapter 3 describes the process so far ï comments and views submitted on 
the draft Plan and through community engagement 

¶ Chapter 4 provides a short summary of our overall vision and strategic 
objectives; 

¶ Chapter 5 sets out how we propose growth should be distributed across 
Central Bedfordshire; 

¶ Chapter 6 provides a general overview of the proposed large scale growth 
locations; 

¶ Chapter 7 is concerned with implementation and delivery and how the overall 
plan targets are calculated; 

¶ The chapters that follow are then themed by topic area. 

 National and Sub -Regional Context  1.2

1.2.1 The National Planning Policy Framework (NPPF) sets out the presumption in 
favour of sustainable development, and for Local Plans this means that 
opportunities to meet the development needs of an area for new homes, jobs and 
infrastructure must be positively planned for at a local level.  
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1.2.2 The government also requires that every local authority area has an up-to-date, 
sufficiently ambitious plan in place so that growth is truly plan-led. This is in 
everyoneôs interests, as it means that growth can be effectively managed and 
strategies for delivering it are developed with the benefit of input from the local 
community.     

1.2.3 Local authorities are also required to work constructively with their neighbours and 
other bodies under Duty to Co-operate, to ensure that cross-boundary issues like 
East West Rail (EWR), housing need and jobs are not planned for in isolation. 

1.2.4 In addition, the Governmentôs most recent Housing White Papers (February 2017 
and September 2017) urge local authorities to make more land available for 
homes in the right places by maximising the contribution from brownfield land, 
releasing more small and medium sized sites, and making it easier to build new 
settlements. 

1.2.5 The Industrial Strategy White Paper (December 2017) also sets outs the 
Governmentôs vision to enhance Britainôs industrial competiveness through 
investment in research and development, digital infrastructure, transport shift and 
a focus on key sectors like the automotive industry. With an existing cluster 
around Nissan in Cranfield and the Millbrook Proving Ground, and with huge 
opportunities for research and development at the new business parks planned in 
the Marston Vale and south of Biggleswade, the Plan has responded positively to 
this direction of travel.  

1.2.6 Central Bedfordshire is already one of the most highly connected areas but due to 
its unique location in the centre of the Oxford-Cambridge Corridor1, there are a 
number of key opportunities that this plan is positioned to take full advantage of; 
including the proposed East West Rail Link (EWR), the Cambridge - Milton 
Keynes - Oxford Arc and associated high tech employment led growth.  

1.2.7 In order to exploit the wider opportunities in the Corridor highlighted in the 
National Infrastructure Commission Report, the Council is actively leading and 
driving forward a co-ordinated approach to enhanced growth within the central 
area of the Corridor and is leading on the identification of a high-level, joint, spatial 
strategy for the delivery of comprehensive economic-led growth across the 
corridor through the local planning process. 

1.2.8 In order to recognise the levels of growth envisaged, it is likely that a step-change 
in delivery mechanisms will be required.  Central Bedfordshire Council is therefore 
also actively exploring alternative delivery mechanisms including: 

¶ offsite manufacturing and other modern methods of construction; 

¶ support for small and medium-sized housebuilders, as well as the larger firms; 
and 

¶ self and custom-build development through provision of serviced plots. 

 
1 National Infrastructure Commission Report, November 2017 
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 Developing the Spatial Strategy  1.3

1.3.1 In response to these opportunities, an extensive new evidence base has been 
commissioned the results of which, together with public consultation and 
engagement such as the Shaping Central Bedfordshire consultation and 
Community Planning work has led to the development of a robust and balanced 
strategy.  The strategy identified is considered to be the most appropriate for 
Central Bedfordshire given the complexity of the area and the variety of issues 
and factors that need to be taken in to consideration.  It is fully expected that the 
strategy identified will deliver significant growth with clear economic, 
environmental and social benefits over the next 20 years as well as laying the 
foundations for future sustainable growth to be considered in strategic growth 
locations to be  considered in a Partial Plan Review. 

 Calculating Housing Need and the Plan Target  1.4

1.4.1 The Government published a new standardised methodology for calculating 
housing need in September 2017  which meant a significant 60% increase in the 
number of homes that would be required to be delivered per annum (1600 homes 
ï 2553 homes) to meet just our own housing need.  The Council consider that 
while the OAN is likely to rise over time  further work is needed on factors specific 
to Central Bedfordshire before a new approach can be supported and is looking to 
commission additional studies for the relevant Housing Market Area, together with 
neighbouring authorities. 

1.4.2 This approach leads to a Plan target of 39,350 homes to deliver up to 2035. This 
includes 23,528  homes that are already planned for or built and a proportion of 
óunmet housing needô from Luton. More detail on this approach can be found in 
Section 6 and the numbers are set out in Table 6.1.  

 Partial Plan Review  1.5

1.5.1 While the potential of Central Bedfordshire  to play a core role  in relation to the 
Cambridge-Milton Keynes-Oxford Arc is acknowledged in the recent National 
Infrastructure Commission reports, and the Government's response in the Autumn 
Budget 2017:  the timing, service and route selection for new strategic road and 
rail infrastructure, needs further development and definition. Related issues such 
as potential for capacity upgrades of the A1 have still to be resolved. These 
decisions, for example on new east-west rail stations, will have a major impact on 
the scale of development and growth potential at strategic sites. 

1.5.2 The Council is therefore putting in hand a further assessment of the Identified 
Areas for Future Growth to run alongside emerging decisions on strategic 
infrastructure  routes, timing and services, together with provision of wider 
infrastructure and delivery support. This assessment will inform a  Partial  Review 
of this Plan which will contribute to the ongoing work in the Central Corridor Area. 
The Partial Review is proposed to start within  six months of adoption of this Plan 
and complete as soon as decisions on routeing and financial commitment to 
strategic infrastructure are in place.  
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 Plan Process   1.6
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 Requirements of Plan  making  1.7

1.7.1 This draft Plan has been prepared under the legislative provision of the Planning 
and Compulsory Purchase Act 2004 and appropriate regulations including the 
Town and Country Planning (Local Planning) (England) Regulations 2012. The 
draft Plan has taken into account national planning policy, currently set out in the 
National Planning Policy Framework (NPPF) (Department for Communities and 
Local Government [DCLG], 2012), Planning Policy for Traveller Sites (DCLG, 
2015) and the web based published Planning Practice Guidance. 

Evidence base 

1.7.2 The Councilôs policies must be backed up by credible, robust and proportionate 
evidence that supports the approach taken and justifies what is proposed. The 
evidence base for this Plan is extensive and is available on the Councilôs website 
at www.centralbedfordshire.gov.uk/localplan It is the Councilôs job to balance all of 
the evidence and find the most suitable way forward. This evidence base includes 
research on housing, employment, retail, Green Belt and flooding as well as the 
views of local people, businesses, landowners, developers and public agencies 
involved in the area. 

Duty to co-operate 

1.7.3 In accordance with the óDuty to Co-operateô set out in the Localism Act 2011 the 
draft Plan has been produced through close partnership working with the 
neighbouring authorities and relevant bodies under the Act to ensure that sub-
regional and cross boundary planning issues have been taken into account. This 
work under the óDuty to Cooperateô replaces the role of regional planning.  

1.7.4 In order to ensure the Duty to Cooperate (DtC) is fully discharged, the Council has 
held regular DtC meetings with all neighbouring authorities and other DtC Bodies 
and will continue to do so throughout the plan-making process.  So as to focus 
discussions on the relevant cross-boundary issues, in partnership with each 
neighbouring authority, Central Bedfordshire has initiated the production of 
óStrategic Frameworksô.  These documents set out the commitment from Central 
Bedfordshire to actively engage with our neighbours throughout the local plan 
process and identify specific cross-boundary issues that need to be discussed. 
These also form the foundation for the Statements of Common Ground that will be 
produced in advance of the submission of this Plan. 

1.7.5 As referenced earlier in this section, this strategic cross boundary working is not 
confined to our immediate nine neighbouring authorities but extends right across 
the wider corridor area as a result of the identification of the Oxford-Cambridge 
arc as a key area for growth.  

 Which  Documents Will This Local Plan  Replace?  1.8

1.8.1 This Local Plan once adopted replaces the North Core Strategy and Development 
Management Policies Document (2009) and the majority of the remaining policies 
within the South Bedfordshire Local Plan (2004), the Mid Bedfordshire Local Plan 
(2005) and the remaining saved policies of the Bedfordshire and Luton Minerals 
and Waste Local Plan (2005) so far as they affect Central Bedfordshire.  Those 

http://www.centralbedfordshire.gov.uk/localplan
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residual site allocations in the north Site Allocations Document (2011) that are not 
already built out will remain in addition to the Minerals and Waste Local Plan ï 
Strategic Sites and Policies (2014) which will sit alongside this new Local Plan 
once adopted forming the Development Plan for Central Bedfordshire. 

 Where to view Local Plan documents  1.9

1.9.1 The Local Plan documents are available for inspection at the following addresses: 

¶ Councilôs website: www.centralbedfordshire.gov.uk/localplan  

¶ Council Offices  
ü Priory House, Monks Walk, Chicksands, SG17 5TQ  
ü Watling House, High Street North, Dunstable, LU6 1LF 

 

 About this consultation  1.10

 
We are now undertaking a final consultation before we submit the Central 
Bedfordshire Local Plan to the Secretary of State for Communities and Local 
Government who will, in turn, appoint an independent Planning Inspector who will 
examine the Plan. This is the Local Plan that the Council considers is ready for 
examination and this is your opportunity to comment on the Planôs ñsoundnessò, 
legal compliance and compliance with the Duty to Cooperate before it is submitted 
to an independent Inspector to be examined.  
 

Legal Compliance  

1.10.1 The Inspector will first check that the Plan meets all the necessary legal 
requirements and compliance with the Duty to Cooperate before considering the 
tests of soundness. There are five areas to consider when looking at whether or 
not the Plan is legally compliant. These are: 
 

¶ Is the Plan consistent with the Councilôs production timetable known as the 
Local Development Scheme (LDS)?  

¶ How has the community been involved in the process and has the Council 
met its Statement of Community Involvement (SCI)?  

¶ Does the Plan comply with the relevant regulations? (Town and County 
Planning (Local Planning) (England) Regulations 2012 and the Planning and 
Compulsory Purchase Act 2004) 

¶ Was a Sustainability Appraisal (SA) Report produced and how it has been 
carried out?  

¶ Has the Council complied with the Duty to Cooperate? 
 

Soundness 
 

1.10.2 There are four areas to consider when looking at whether or not the Plan is sound. 
To be sound the Plan should be: 
 

file://///cbc/data/dept/Sustainable%20Communities/Planning%20and%20Dev%20Strategy/Shared/Development%20Plan/1%20New%20Local%20Plan/REGULATION%2018%20PLAN/LP%20Document/Draft%20VERSION/www.centralbedfordshire.gov.uk/localplan
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¶ Positively Prepared - the plan should be prepared based on a strategy which 
seeks to meet objectively assessed development and infrastructure 
requirements, including unmet requirements from neighbouring authorities 
where it is reasonable to do so and consistent with achieving sustainable 
development;  

¶ Justified - the plan should be the most appropriate strategy, when considered 
against the reasonable alternatives, based on proportionate evidence; 

¶ Effective - the plan should be deliverable over its period and based on 
effective joint working on cross-boundary strategic priorities; and  

¶ Consistent with national policy - the plan should enable the delivery of 
sustainable development in accordance with the policies in the Framework. 

 How to make c omments  1.11

1.11.1 This pre-submission draft version of the Plan is a consultation document and all 
responses received will be forwarded to the Planning Inspector at submission of 
the Plan. We welcome your comments which can be made online at the following 
link:  

www.centralbedfordshire.gov.uk/localplan  

1.11.2 Alternatively comments can be submitted by post for the attention of the Local 
Plans Team to Central Bedfordshire Council, Priory House, Monks Walk, 
Chicksands, Shefford, SG17 5TQ.  

1.11.3 The consultation runs for six weeks from Thursday 11th January 10am to 
Thursday 22nd February 2018 at 5pm. 

 

 
  

http://www.centralbedfordshire.gov.uk/localplan
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2 Key Themes: A Snapshot of Central Bedfordshire 

ð Challenges and Opportunities  

 Overview  2.1

2.1.1 Covering 716 square kilometres, Central Bedfordshire currently has a population 
of approximately 278,9002 and is the 11th largest Unitary Authority in England by 
area and the 15th largest by population. Central Bedfordshire is one of the least 
densely populated Unitary Council areas and is classified as predominantly rural 
with just over half the population living in the rural area. Approximately 63% of the 
population are within the working age group, being between 16 and 65 years of 
age, although 81% of the population are considered to be economically active 
(aged 16-74). 

2.1.2 The Luton and Central Bedfordshire SHMA (May 2017) identifies population 
growth of 19.5% over the plan period to 2035 for Central Bedfordshire compared 
to a 13.4% increase identified for England over the same period.  

2.1.3 In line with national trends, Central Bedfordshire is also projected to have a rise in 
older age groups over the period (age ranges 70+), but also is projected to have 
rises in the 55-69 age  range. It is also likely that the delivery of new starter homes 
and family homes together with skilled jobs will also attract younger people and 
families which may have a significant effect on the age profile in Central 
Bedfordshire. This will put additional pressure on public services, but this will be 
addressed as part of the wider consideration in delivering sustainable growth.  

2.1.4 Central Bedfordshire residents are generally healthy and the life expectancy for 
both men and women is longer than it is in England as a whole.  However, 
residents of Central Bedfordshire do experience inequalities in health outcomes. 
Whilst overall levels of deprivation within Central Bedfordshire are low, there are 
three areas that are within the 10-20% most deprived area in England and a 
further 6 within the 20-40% most deprived areas. The majority of these wards are 
within the southern area of Central Bedfordshire, which is more densely 
populated, and urban in character. 

 Connectivity and achieving  Sustainable Growth and 2.2
Communities  

2.2.1 Central Bedfordshire is one of the most accessible areas in the East of England 
and is particularly well connected on all of the main north-south routes, namely the 
M1, A1, A5, and A6.  It is well served by existing rail stations on the East and 
West Coast and Midland Main rail lines and East West Rail will also deliver further 
connectivity with a committed upgrade to Ridgmont station and the potential new 
station north of Sandy. This excellent access brings potential for business and 

 
2 Office for National Statistics, 2016 Mid Year Estimate.  
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housing growth but also pressure on infrastructure and a high outflow of residents 
for employment and services.  

2.2.2 Travel patterns within Central Bedfordshire are less sustainable with a high 
reliance on car commuting, together with increasing pressure on interchanges and 
the rural road network. Connectivity east to west will improve with the duelling of 
the A421 in the northern part of Central Bedfordshire, and will continue with the 
opening of the A5-M1 link road in the south.  However, further strategic east west 
connections are required to deliver significantly enhanced growth levels over and 
above that planned for in this Local Plan.  

2.2.3 The key challenge this Plan addresses is driving more sustainable growth by 
improving and extending the range of economic opportunities and services 
available locally and securing additional infrastructure, including enhancing digital 
connectivity, to unlock the areaôs full potential and to achieve more sustainable 
travel. 

 Cross boundary and neighbouring growth pressures and the role 2.3
of the Green Belt  

2.3.1 Major urban areas adjoin Central Bedfordshire with growth pressures that are 
intensifying. Central Bedfordshire is part of four Housing Market Areas (HMA) and 
adjoins nine local authorities. Within the HMAs, urban areas are often constrained 
by tightly drawn boundaries and therefore due to housing pressures, may have to 
look beyond their administrative area to accommodate growth. Less expensive 
housing costs and the availability of employment space in the area is also 
attractive to those looking to move from areas further south. Accommodating 
growth pressures in the form of unmet housing need from neighbouring 
authorities, close to where the need arises, could be achieved in the south of the 
area by removing the most sustainable locations for development from the Green 
Belt, but overall the Green Belt continues to serve its purposes very well, 
safeguarding the identity of Central Bedfordshire by maintaining the openness of 
the countryside, preventing coalescence of our towns, and protecting the 
dispersed settlement pattern. 

2.3.2 The Council will seek opportunities to maximise the use of suitable and available, 
previously developed or óbrownfieldô land before looking to sites within the Green 
Belt or green field sites elsewhere in Central Bedfordshire to accommodate future 
growth requirements.  An Urban Capacity Study for Dunstable, Houghton Regis 
and Luton identified opportunities to increase the capacity of current sites within 
the conurbation, which could contribute towards the unmet housing need within 
the Luton Housing Market Area. However much of the available and suitable 
previously developed land in the area is either now built out or already committed 
for redevelopment.  

2.3.3 The key challenge this Plan addresses is to establish where these unmet 
housing needs can be accommodated sustainably, whilst also meeting our own 
objectively assessed housing need. Removal of sites from the Green Belt to meet 
unmet needs will be balanced against the requirement to maintain our local 
character and prevent coalescence of settlements.  
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 Market Towns and V illages - local economy and services  2.4

2.4.1 Central Bedfordshire is primarily a place of market towns and a number of villages 
whose history and character are integral to its identity and attractiveness. The two 
largest towns, Leighton Buzzard and Dunstable are located in the south of Central 
Bedfordshire whilst the north of Central Bedfordshire contains a series of smaller 
towns including Biggleswade, Sandy and Flitwick. Whilst some settlements have 
become successful growing service centres with a good range of local 
employment, others find it increasingly difficult to maintain their services and 
economic strength in the face of competition from the large urban centres on our 
boundaries.  

2.4.2 The key challenge this Plan addresses is to manage growth so that as far as 
practicable it can avoid damaging the role and special value of Central 
Bedfordshire's market towns and villages, for example through policies on 
coalescence, whilst at the same time directing growth to the larger towns and 
locations where it can make a real difference in improving local services and 
employment opportunities; for example the A1 corridor towns where there are 
regeneration opportunities which would improve economic offer and enhance the 
town centres. 

 New community scale growth  2.5

2.5.1 Given the small scale of existing urban development across most of Central 
Bedfordshire, there is a limit to how much new growth can be accommodated 
either as infill, re-use of redundant sites, or in village or urban extensions. In many 
of these locations services and infrastructure are unsuitable (or could not easily be 
upgraded) beyond moderate scale additions.  This Plan has identified Allocations 
and a number of Identified Locations where large scale new communities can be 
delivered. These new settlements have capacity for a minimum of 1500 homes 
and can provide a mix of housing types and tenures as well as a range of new 
services and facilities. These new communities provide the opportunity to secure 
new physical, social and community infrastructure and higher standards of design 
and sustainable development though it is recognised that these need upfront 
funding and have longer build out trajectories, often stretching beyond this plan 
period.  

2.5.2 The key challenge this Plan addresses is the identification of sustainable 
locations in Central Bedfordshire where large scale, new communities have the 
best prospects of success based on viability, deliverability, access to services and 
improved economic potential and where planned, development enabling, strategic 
infrastructure can be delivered to support growth and unlock future potential. 

 Environment , Heritage A ssets and Sustainability   2.6

2.6.1 Much of Central Bedfordshire is of high landscape and biodiversity value. Key 
assets include the Greensand Ridge recently designated as a Nature 
Improvement Area, parts of the Chilterns AONB which is a national priority area 
for landscape conservation and the Forest of Marston Vale. The authority area 
also contains a number of water bodies as a result of former clay workings which 
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offer significant potential for recreation and tourism and can be connected as part 
of the proposed Bedford to Milton Keynes Waterway.  There are also 
approximately 11,000 recorded buildings, sites and records of historic interest. 
However, maintaining and enhancing these assets has become more difficult in 
the light of development, activity pressures and reduced funding.  

2.6.2 The key challenge this Plan addresses is to find ways in which new 
development can be used to strengthen and enhance these assets, as well as 
creating new green infrastructure.  
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3 Consultation: Engagement   

 Council Priorities  3.1

3.1.1 The Plan is consistent with the priorities set out in the Councilôs Five Year Plan 
2015. 

3.1.2 This Five Year Plan highlights our vision and priorities and sets out the following 
six key priorities for the area. 

¶ enhancing Central Bedfordshire 

¶ great resident services 

¶ improving education and skills 

¶ protecting the vulnerable and improving wellbeing 

¶ creating stronger communities 

¶ a more efficient and responsive council 

3.1.3 Whilst the plan aims to achieve all the priorities outlined above, the main priority 
that the Plan aligns to is Enhancing Central Bedfordshire.  

This aims to improve Central Bedfordshire as a place to live, by enhancing 
prosperity with more and better jobs; to improve infrastructure, and to provide the 
quantity and type of housing needed by our residents while maintaining and 
enhancing the character of the area. Development will be facilitated by great 
infrastructure, such as super-fast broadband, Wi-Fi and transport. Our Market 
Towns and villages will thrive and prosper, with improved town centres and 
facilities3.  

3.1.4 It is considered that the 6 growth themes set out in the graphic (Figure 1) in this 
section are appropriate foundations for the Local Plan to contribute to achieving 
the vision and priorities of both the Plan and the Council as a whole.  

 Community Plans and Growth Themes  3.2

3.2.1 Community planning is a new approach, unique to Central Bedfordshire Council, 
which goes above and beyond the legal consultation requirements of the Local 
Plan which the Council undertook at regulation 18 from 4th July -29th August 2017. 
Our engagement vision is to have a proactive, ongoing dialogue with the local 
community about local needs and opportunities.  

3.2.2 Additional growth which is going to be necessary in many parts of Central 
Bedfordshire brings with it pressures on infrastructure and services. Accordingly, 
building up a local picture of existing issues that people face is critical to 
understanding where new development can be accommodated and what 
measures need to be put in place to alleviate those pressures.  

 

3 Central Bedfordshire Five Year Plan, 2015 
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3.2.3 In order to capture this information at a local level (larger than parish, smaller than 
the whole of Central Bedfordshire)15 community areas have been mapped, based 
on a number of factors: 

¶ Natural catchment or ward areas, connections and associations amongst 
communities e.g. for shopping, schools, work. 

¶ Access to services and facilities e.g. shops, post office, leisure services. 

¶ Town and rural hinterlands. 

¶ Shared characteristics, similar issues and opportunities. 

3.2.4 Grouping the areas like this has helped local residents to engage because they 
were able to see the direct relevance to where they live and help us consider all of 
the local issues and opportunities. 

3.2.5 The first stage (November 2016 to March 2017) involved holding an event in each 
of the 15 Community Areas. Following these events, 15 Community Plans which 
collate all the information gathered at an event have been prepared and published 
as part of the evidence base for the Local Plan. 

3.2.6 Using these as the foundation, the next stage of Community Planning will seek to 
engage directly with communities about the implementation of the allocations 
proposed for their area in this Plan. This may help to inform the spending of 
developer contributions as part of any future planning applications for the sites.  
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Figure 1: Six Key Themes 
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4 Vision and Objectives  

 The Vision - Where we want to be  in 2035 4.1

4.1.1 This chapter examines the Vision for Central Bedfordshire and provides further 
explanation of how the area will look in 2035, if the challenges and opportunities 
identified are successfully addressed. It goes on to identify a series of Strategic 
Objectives to deliver the Vision, which form the basis of the policies in this 
document.  

A Vision for 2035 

Central Bedfordshire has taken full advantage of its exceptional strategic position 
as the central hub of the Cambridge-Milton Keynes-Oxford Arc and its existing 
strategic north-south routes to deliver new high tech employment supported by 
sustainable new homes in a number of new village clusters in the Marston Vale 
and on the A1 corridor and town extensions to Luton and Arlesey which are well 
integrated into an enhanced high quality landscape. The heritage and 
distinctiveness of the existing market towns and villages has been preserved and 
enhanced by moderate growth ensuring a high quality environment for all 
residents. The new businesses and population are served by excellent 
community, transport and communications infrastructure and multi-service hubs 
have been delivered to support strong communities.  

 The Strategic  Objectives ï How we will get there  4.2

4.2.1 The following Strategic Objectives provide the stepping stones between the Vision 
set out above, and the Local Plan for Central Bedfordshire, and form the basis of 
the plan policies.  
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Theme Strategic Objectives 
Local Plan 

Policies 

 

G
ro

w
th

 &
 

In
fr

a
s
tr

u
c
tu

re
 

SO1 Ensuring sustainable growth and associated 
infrastructure including the continued regeneration of town 
and neighbourhood centres to deliver the annual target for 
new homes and the provision of integrated health and care 
hubs. 

SO2 Delivering enough homes and jobs to meet our 
needs. Promote and demand good urban design practices 
throughout all types and scale of development across 
Central Bedfordshire. 

 

SP1, SP2, SP5, 
SP7, R1, R2, R3, 
T1, EE12, HQ1, 
HQ2, HQ5, HQ9, 
HQ11. 

 

L
o

c
a
l 

C
h

a
ra

c
te

r 

SO3 Conserve and enhance the areaôs heritage and 
settings by ensuring new development, including changes 
to the public realm, are of high quality design, appropriate 
to the significance of the heritage asset, and seek to 
maintain and enhance the contribution of built, landscaped 
and buried heritage. 

SO4 Create high quality neighbourhoods that have regard 
for local character and use sustainability principles which 
are sensitive and responsive to the significance of the 
local environment, are distinctive, safe, functional and 
accessible and which reinforce the identity of the area's 
townscapes, landscape and public places. 

   SP3, SP4, SP5, 
EE4, EE5, EE6, 
EE7, EE8, EE9, 
HQ1, HQ7, HQ8, 
HQ9, HE1, HE2, 
HE3, DC1, DC2, 
DC3, DC5. 

 

J
o

b
s
 &

 B
u

s
in

e
s

s
 

SO5 Provide a minimum of 24,000 new jobs by 2035, 
accommodating new economic growth along strategic and 
sustainable transportation routes, new mixed use 
developments and existing established sites. 

SO6 Recognise the contribution of land for employment 
uses to meet the needs of different sectors of the economy 
and manage the release of surplus employment land for 
other uses where appropriate. 

SO7 Link deprived areas with employment benefits arising 
from the development of major sites and existing key 
locations. 

SP1, EMP1, 
EMP2, EMP3, 
EMP4, EMP5.  

H
o

m
e

s
 

SO8 Address housing needs in Central Bedfordshire using 
appropriate affordable housing targets and policies to 
encourage quality and choice. 

SP1, SP8, H1, H2, 
H3, H4, H5, H6, 
H7, H8, H9, DC3. 
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Theme Strategic Objectives 
Local Plan 

Policies 

T
ra

n
s

p
o

rt
 

SO9 Reduce the reliance on the use of the car by 
improving facilities at bus and train stations, delivering 
transport interchanges and by promoting safe and 
sustainable forms of transport, such as improved walking 
and cycling routes. 

SO10 Ensure a reliable network of east/west and 
north/south public transport routes to improve access to 
local services and facilities, especially for those without a 
car, through well planned routes and integrated public 
transport. Encouraging the shift from road to rail freight to 
reduce demands on the highway network. 

T1, T2, T3, T4, T5, 
T6, EE11, HQ1, 
HQ2. 

 

E
n

v
ir

o
n

m
e

n
t 

SO11 Promote healthier and more active lifestyles by 
improving  the quality of, and accessibility to, the areaôs 
open spaces, as areas for sports, recreation, visual 
interest, biodiversity, education, health and well being. 

SO12 Encourage the development of wildlife corridors and 
networks and provide new open spaces in line with the 
requirements identified in Central Bedfordshire's Leisure 
Strategy 

SO13 Support the necessary changes to adapt to climate 
change by minimising emissions of carbon and local air 
quality pollutants, protecting and enhancing biodiversity.  
Improving and protecting air and water quality, reducing 
flood risk and adverse impacts from noise including the 
safeguarding of quiet areas and reducing the impacts of 
contaminated land. 

SP3, EE1, EE2, 
EE3, EE4, EE5, 
EE6, EE7, EE8, 
EE9, EE10, EE11, 
EE12, T6, CC1, 
CC2, CC3, CC4, 
CC5, CC6, CC7, 
CC8, HQ1, HQ10, 
DC1, DC2, DC4, 
DC5. 
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5 The Spatial Strategy  

 Spatial Context  5.1

5.1.1 Central Bedfordshire is powerfully affected by its relationship with surrounding 
major centres; particularly London, Milton Keynes, Bedford and Luton; and also by 
its strategic position at the centre of the Cambridge-Milton Keynes-Oxford Arc 
which will receive significant additional investment in strategic infrastructure. This 
presents major potential for improved connectivity and growth within Central 
Bedfordshire,  for continued strategic joint working with neighbouring authorities  
to help realise enhanced growth opportunities identified within the NIC Report, 
and to help meet housing need in constrained neighbouring areas such as Luton. 

5.1.2 Alongside this wider context, however much of Central Bedfordshire is 
characterised by small scale communities where infrastructure and services are 
limited and whose rural or semi rural setting is often of high environmental value. 
The goal of this  strategy is to grow existing communities within a sustainability 
driven approach so that they benefit through improved services, facilities and 
employment opportunities, leading to reduced travelling and outflows. Growth will 
be delivered without over development which threatens the character of our 
existing communities. 

5.1.3 The overall challenge, which this strategy addresses, is to embrace the 
opportunities for sustainable economic led growth while safeguarding and 
enhancing the environmental, heritage and community features that make the 
area a great place to live and work. 

5.1.4 Central Bedfordshire will deliver a minimum of 24,000 new jobs over the plan 
period by growing existing key employment locations and sectors and by taking 
full advantage of our transport infrastructure opportunities. Within this figure, 
around 6000 jobs will be delivered to meet ófootloose ô strategic warehousing (B8 
uses) on three major strategic employment sites. 

5.1.5 To meet our statutory requirements and to serve the interests of our communities, 
the local plan proposes delivery of a 39,350 new homes. However the plan 
additionally provides for further consideration of strategic growth and proposes a 
Partial Review to further assess potential in the East West and A1/East Coast 
Main Line corridors as new infrastructure is committed.  This will consider the 
potential for delivering a greater number of homes  and the timescale in which  
they could be delivered (either in years 10-15 of this Plan period or in the next 
Plan period) depending on strategic infrastructure routing and timing, wider 
delivery support and sustainability and market factors. Further details of the 
proposed Partial Review are set out at section 5.5.  

 Key Spatial Objectives   5.2

¶ To grow existing communities across Central Bedfordshire, proportionate to 
their scale and environmental context, so that they are more sustainable 
through improved services, facilities and employment opportunities, leading to 
reduced travelling and outflows.  In smaller settlements this will continue use 
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of the Council's Settlement Envelope policy which has  been successful in 
directing development  onto previously developed or vacant land. 

¶ To create additional environmental enhancement for example by extending 
the Forest of Marston Vale and enabling a section of the Milton Keynes to 
Bedford waterway.  

¶ To help meet the major housing need of Luton, which is highly constrained by 
its boundary, as well as that from the south of Central Bedfordshire. This is 
principally through urban extension from the Luton, Dunstable and Houghton 
Regis conurbation boundary  and also using  opportunities to increase the 
capacity of sites identified within the conurbation by increasing their density, 
as identified in a recent urban capacity study.   

¶ To develop additional growth opportunities around existing and committed 
transport hubs, through urban intensification, and on previously developed 
land ï Central Bedfordshire's good access to strategic transport routes 
creates potential for higher density and more sustainable growth around 
existing key hubs.  Undeveloped brownfield sites are limited but the Council is 
committed to maximising the use of available land within settlements (as with 
the Market Towns Regeneration Fund) and realising  new brownfield 
opportunities like former airfields as at  RAF Henlow). 

¶ To develop  current strategic growth opportunities with a good potential for 
more sustainable  development to a level which can be supported by existing 
and committed strategic infrastructure together with developer and public 
funding. This would include for example Marston Vale and East of Arlesey. 

¶ To identify further opportunities for Strategic Growth in a Partial Plan Review 
to link with further work on the Cambridge-Milton Keynes- Oxford Arc, East-
West Rail, the Expressway, the expansion of Luton Airport  and A1 upgrades  
through Central Bedfordshire as set out  below and the area marked on the 
Key Diagram. This would include  further assessment  of strategic growth  
locations at   Tempsford, the Aspley Triangle, West of Luton and for additional 
growth to the East of Biggleswade. 

 A Balanced S trategy  5.3

5.3.1 This strategy aims to balance wider delivery and sustainability considerations 
within  this overall approach: 

Å The delivery of small and medium scale growth alongside the strategic 
locations will ensure the continuous delivery of homes in the short to medium 
term and enable the Council to maintain a rolling 5 year housing land supply 

Å A balance between more moderate development around existing towns and 
villages and large new settlements, recognising that an entirely new 
community takes longer to deliver and needs entirely new services 

Å Green Belt continues to be a constraint in the south of the area but there is a 
strong case for alterations to green belt boundaries immediately adjoining 
Luton so that a good proportion of unmet housing need from Luton and 
Dunstable can be met close to where it arises; 
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Å A balance between growth in the north and south of the area supported by 
evidence in the Sustainability Appraisal (SA). In addition to alleviating the 
cumulative impact of development on the north by distributing the growth 
more evenly, the SA also supports growth in the south by virtue of the clear 
positive effects on social sustainability as a result of regenerating areas with 
higher levels of social deprivation 

 Spatial Strategy Approach   5.4

 

Spatial Strategy Approach 

This Plan seeks to: 

¶ Build on our existing and emerging economic strengths in key sectors and 
deliver a minimum of 24,000 new jobs. 

¶ Deliver around 39,350 new homes4 through new villages, moderate 
extensions to existing towns and villages in line with the provision of new 
infrastructure and to meet identified housing need close to key transport 
corridors (East-west, A1/East Coast Mainline and M1/Thameslink). This 
includes 23,528 homes that are already planned for or built. 

¶ Balance the delivery of significant sustainable infrastructure and growth with 
the enhancement and protection of existing communities, landscape, 
heritage and countryside and actively prevent the coalescence of 
settlements across the area through the identification of Important 
Countryside Gaps. 

¶ Maximise potential opportunities for the intensification and 
redevelopment e.g. RAF Henlow and the regeneration of urban areas 
(Biggleswade, Dunstable, Houghton Regis, Flitwick, Leighton Linslade & 
Sandy) through town centre frameworks or masterplans.  

¶ Identify and deliver spatial options and strategic opportunities that could 
provide for longer term economic and housing growth across the 
corridor including through a Partial Plan Review.This growth will 
support, and must be supported by, new strategic infrastructure 
particularly the Oxford ï Cambridge Expressway, A1 improvements and 
new rail stations/transport interchanges along the East West Rail route. 

¶ Ensure that growth is designed and delivered in ways which benefit existing 
neighbouring communities, for example through improved transport facilities 
or regeneration of local commercial facilities; 

¶ Deliver housing need identified for the Luton HMA and some unmet need 
from Luton close to where it arises where there is capacity to do so 
sustainably. This will be through a strategic extension close to Lutonôs urban 
edge and moderate extensions to existing villages and towns with good 
connectivity and access to services. This will mean releasing some Green 
Belt land where exceptional circumstances can be demonstrated.  
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 Partial Plan Review  5.5

5.5.1 Central Bedfordshire  will play a core role  in relation to the Cambridge-Milton 
Keynes-Oxford Arc and in particular on  the intersection of the corridor with the 
key national north-south rail and road networks. As is indicated in the recent 
National Infrastructure Commission reports, and the Government's response in 
Budget 2017, the area is acknowledged to be of great economic importance 
nationally and is likely to experience major ongoing pressures for growth. While 
Government has made commitments to new strategic road and rail infrastructure, 
the timing, service and route selection for those investments still needs further 
development and definition while related issues such as potential for capacity 
upgrades of the A1 have still to be resolved. These decisions, for example on new 
east-west rail stations, will have a major impact on the location, scale of 
development and wider potential of strategic growth sites in Central Bedfordshire. 

5.5.2 The Council has already undertaken a number of studies to help prepare for 
possible future growth which would  realise  some of the potential outlined by the 
National Infrastructure Commission.  This Plan includes firm commitment to some 
strategic locations where there is a strong existing infrastructure base, such as 
Marston Vale, to a level of growth which can be supported by that together with 
firmly committed or achievable additional  infrastructure. However in other cases, 
such as the East West Rail new line to Cambridge, further decisions on  routeing, 
timing and commitment, as well as wider investment and delivery support are 
required before firm allocations can be made. 

5.5.3 The Council is therefore putting in hand a further assessment of the Identified 
Areas for Future Growth (see section 7.09)  to look at the potential of strategic 
sites on the East West Rail/Expressway and the A1/East Coast Main Line Corridor 
routes in line with emerging decisions on this strategic infrastructure.  This will 
enable  further growth potential to be looked at in line with decisions to be taken 
on routes, timing and services, together with provision of wider infrastructure and 
delivery support. This assessment will inform a  Partial  Review of this Plan and 
will contribute to the ongoing work in the Central Corridor Area.  The Partial 
Review  will look at an improved evidence base on issues where work  is ongoing 
and in particular at  capacity for and deliverability of further growth on the strategic 
sites. It will consider whether there is delivery potential for years 15-20 (2030-
2035) for the current Plan period or whether this would fall in the next Plan period, 
given long lead times for these large sites.   It will look at 3 scenarios for growth:   

                                                                                                

¶ Base scenario ï The strategic site allocations proposed in this plan as set 
out in Section 7, based on current and firmly committed strategic 
infrastructure and delivery support; 

¶ Medium growth ï Growth potential if some but not all strategic infrastructure 
is delivered, for example  if provision of East West Rail Bedford to Cambridge 
is delayed to 2030 or later or if no major upgrade to the A1 is  committed; 

¶ High growth  - Growth potential if strategic infrastructure delivered by 2025-
30, improved viability and with a high level of local and developer funded 
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infrastructure. For example firm commitment to a new station at Sandy to 
interchange with East-West Rail, Bedford to Cambridge would fit with this 
scenario. 

5.5.4 The Partial Review is proposed to start within  six months of adoption of this Plan 
and complete as soon as decisions on routeing and financial commitment to 
strategic infrastructure are in place. 
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6 The Proposed Loc ations for Growth  

 Overview  6.1

In developing the Local Plan, the Council has consulted through a series of 
initiatives as set out In Chapter 3 and the outcomes of these have influenced both 
the initial Draft Plan and this Pre-submission Plan. To reflect the very different 
capacities and constraints for growth potential these consultations have drawn on 
the characterisation of Central Bedfordshire into component areas according to 
their main spatial, settlement, environmental and infrastructure features: 
  
Å The South Area ï close to Luton and extending west to Leighton Linslade and 
north to Flitwick 

Å The A1 Corridor ï Arlesey, Biggleswade, Sandy and north to Tempsford 
Å The East-West axis ï from the M1 through Marston Valley to Wixams                                      
Å The Central Area ï small towns and villages, from Ampthill to Moggerhanger  

 
The following sections set out broadly the potential for growth proposed in this 
Plan for each of these areas. 

 South Area  6.2

6.2.1 This plan identifies a requirement to accommodate óunmet needô as Luton is a 
highly constrained urban area. Some of this need is being met by North 
Hertfordshire District Council; however through Duty to Co-operate discussions; 
the Council has committed to providing for 7350 homes within Central 
Bedfordshire and within the Luton Housing Market Area (HMA). 

6.2.2 As the Luton HMA is largely comprised of Green Belt land, this has necessitated 
proposals that require some release of land within the Green Belt as óexceptional 
circumstancesô5 can be demonstrated. Small villages ówashed overô by Green Belt 
generally have limited capacity to grow, but there is potential for medium scale 
growth along the major transport corridors following the M1, A5 and the railway 
(Midland Main Line), or large scale growth for sites in close proximity to Luton that 
could be linked to the Luton-Dunstable Busway and/or the strategic transportation 
network. The lack of new sites within the urban areas of Luton, Dunstable and 
Houghton Regis mean that significant further growth on greenfield land is 
required.  

6.2.3 Consultation told us that growth in the south was supported because of the 
proximity to key services in the urban centres of Dunstable, Houghton Regis and 
Luton.  

 
5
 The National Planning Policy Framework 2012, Paragraph 83 
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6.2.4 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.  

6.2.5 This area is characterised by the Green Belt, the Chilterns Area of Outstanding 
Natural Beauty (AONB) and Greensand Ridge Nature Improvement Area (NIA), all 
of which have valued habitats and landscapes which are existing environmental 
assets. However, major sites to the north of Houghton Regis and to the East and 
South of Leighton Buzzard are already under development or have planning 
permission. 

6.2.6 The new homes proposed are in the form of a strategic site that is closely related 
to Lutonôs northern urban edge, 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. Both deliver growth to meet housing need where it is arising, and have a 
good level of services and connectivity.  

6.2.7 The proposed allocations in this area are: 
 

¶ North of Luton ï around 4000 homes  

¶ Extensions to Barton le Clay, Chalton, Eaton Bray, Flitwick, Harlington, 
Hockliffe, Houghton Regis, Leighton Linslade, Luton (Caddington parish) 
Toddington and Westoning.  

¶ M1 Junction 11a (around 40 hectares for employment) 
 

6.2.8 Land West of Luton is an Identified Location for future development and will be 
considered in the Partial Plan Review. This land has a potential capacity for 
around 2,000 homes, but does not contribute to the Plan target of 39,350 homes. 

 

 A1 Corridor Area    6.3

6.3.1 While there is great future potential for large scale growth in this area as a result 
of service improvements on the East Coast Mainline shown by the allocation of a 
new village East of Biggleswade and an extension to Arlesey, it is recognised that 
to take forward further significant growth in this area, there has to be greater 
clarity on the routing of both the Expressway and the Central Section of East West 
Rail. This will enable an informed approach to the siting and planning of new 
settlement scale strategic sites and will be addressed in the Partial Plan Review 
set out in section 5.5. 

6.3.2 The Government has however demonstrated clear support for the timing and 
funding of the east-west connectivity proposals in the Autumn Budget (November 
2017) which has led to the Identified Location at Tempsford which can capitalise 
on its exceptional location for a new strategic rail interchange on the new East 
West Rail line and the existing East Coast Mainline. This potential, dependent on 
route and station decisions, will also be addressed in the Partial Plan Review. 

6.3.3 Investment from the developments themselves and from other funding sources to 
increase the capacity of the stretch of the A1 through Central Bedfordshire will be 
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absolutely critical in moving forward with multiple significant strategic scale growth 
proposals in this eastern area. Wider growth of up to three additional new villages 
East of Biggleswade is also therefore identified in addition to Tempsford in this 
Plan as an Identified  Location for Future Growth, recognising that there is 
potential scope in the longer term for greater levels of growth if the infrastructure 
required to deliver this is secured, to be addressed in the Partial Plan Review.  

6.3.4 The Greensand Ridge Nature Improvement Area (NIA) and Ivel Valley and their 
valued habitats are existing environmental assets in this area. There are also 
opportunities for new environmental projects, including a new Country Park for 
Arlesey and Stotfold, a long distance óGreat North Cyclewayô, and access and 
open space networks around Biggleswade, Sandy, and the Arlesey, Stotfold and 
Fairfield areas. 

6.3.5 The proposed allocations in this area are:  
 

¶ East of Biggleswade  (around 1500 homes) 

¶ East of Arlesey (around 2000 homes) 

¶ Extensions to Arlesey, Biggleswade, Dunton, Everton, Langford, Potton and 
Sutton.  

¶ A1 Corridor ï Biggleswade South (around 60 hectares for employment) 
 

6.3.6 Land at North, South and East of Tempsford is safeguarded for future 
development, to be assessed further in the Partial Plan Review. The Review will 
consider the potential capacity for 10,000+ homes, but does not contribute to the 
Plan target of 39,350 homes. 

6.3.7 Land East of Biggleswade, east of the allocated village, south of Sutton and west 
of Dunton is an Identified Location for future development. Subject to the Partial 
Plan Review, this land has a potential capacity of up to 5000 homes, but does not 
contribute to the plan target of 39,350 homes.  

 East-West Area  6.4

6.4.1 This area of Central Bedfordshire is an important economic area with advanced 
research and development at Cranfield Technology Park and Millbrook Proving 
Ground and close links with Milton Keynes. The area is well connected with the 
upgraded A421, and the M1 and the planned Western Section upgrade of East 
West Rail between Oxford and Bedford. 

6.4.2 Much of the landscape has been restored and the Forest of Marston Vale is an 
important asset. Extending the Forest of Marston Vale and the delivery of the 
Bedford to Milton Keynes Waterway are critical to the delivery of growth with a 
strong design and environmental focus in this area.  

6.4.3 A series of linked villages with appropriate landscape buffering to protect the 
existing communities of Marston Moretaine, Lidlington and Brogborough from 
coalescence and new facilities to benefit existing residents are therefore proposed 
in this Plan as an allocation.  
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6.4.4 The future opportunities in this area for consideration in the Partial Plan Review 
are related to the proposed future strategic infrastructure investment committed 
for East-West Rail and the Expressway. This strategy supports the proposed 
East-West rail route and the Oxford-Cambridge Expressway and in turn the 
National Infrastructure Commissionôs central finding that the Oxford-Cambridge 
area which runs through Central Bedfordshire provides a óonce in a generation 
opportunityô to be the UKôs Silicon Valley, delivering growth in science, technology 
and innovation6.  

6.4.5 When delivered, these will strongly support the development potential of further 
large scale growth in the Marston Vale. 

6.4.6 There is also some potential north of the railway line in an area known as the 
Aspley Guise Triangle for mixed use development in the form of new villages. 
However as development can not come forward until the route of the Expressway 
has been finalised which is estimated to be post 2021, it has been identified as a 
safeguarding Location for consideration in the Partial Plan Review rather than an 
allocation to ensure that the route is not sterilised. 

6.4.7 Consultation and evidence told us that villages around Woburn including Aspley 
Guise must be protected due to their unique character, heritage assets and 
natural environment so any future development here would however need to be 
appropriately buffered to avoid coalescence and harm to the character of the 
existing settlements.  

6.4.8 The Allocations proposed in this area are:  

¶ Marston Vale New Villages (around 5000 homes) plus a business park 

¶ Extensions to Aspley Guise, Cranfield, Wixams and Marston Moretaine.  

¶ M1 Junction 13 (around 40 hectares for employment) 

6.4.9 Land at Aspley Guise (North of the Railway Line) is safeguarded for future 
development for consideration in the Partial Plan Review. This land has a 
potential capacity for around 3,000 homes, but does not contribute to the Plan 
target of 39,350 homes. 

 Central Area  6.5

6.5.1 The settlement pattern and constrained infrastructure limit the options for strategic 
scale growth in this area. As such a number of small and medium allocations are 
proposed around settlements that have good access to services and facilities. 

6.5.2 This area has had a large number of recent permissions as a result of speculative 
development. This has led to piecemeal development which does not allow for a 
holistic approach to the delivery of new services and infrastructure.   

6.5.3 The Sustainability Appraisal and the transport modelling evidence tells us that 
there is limited scope for residential growth in this area due to limited capacity on 

 
6 National Infrastructure Commission Report, November 2017 
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the network, particularly along the A507 as result of incremental growth of existing 
settlements. 

6.5.4 However the mixed use development at RAF Henlow exploits this unique existing 
asset and its strategic location at the heart of the Oxford-Cambridge Arc meaning 
that it has potential to enhance, unlock and create new economic growth within 
the global tech sectors which will maximise returns for the UK economy. 

6.5.5 The allocations proposed in this area are: 
 

¶ RAF Henlow (mixed use specialist employment)  

¶ Extensions to Campton, Clifton, Haynes, Henlow, Lower Stondon, Maulden, 
Meppershall, Moggerhanger, Northill, Shefford, Shillington and Upper 
Gravenhurst.  

 Growth Strategy  6.6

6.6.1 The allocations for employment, housing, and mixed use development are set out 
in Policy SP1 overleaf. The allocations have been selected with regard to their 
overall sustainability based on the evidence presented in the Growth Options 
Studies for the Luton HMA and the North of Central Bedfordshire, technical site 
assessment work, the Sustainability Appraisal, transport modelling and other 
technical evidence studies.  

6.6.2 The plan target is to deliver 39,350 homes; a modest contingency on the ósupplyô 
of sites has been applied to provide a failsafe if sites fail to come forward as 
scheduled in our delivery plan (see table 6.2). This will ensure delivery throughout 
the plan period to 2035 and in particular will ensure that the Council can maintain 
a rolling five year housing supply.  

6.6.3 It is also clear that the full identified net capacity of allocated sites is set out in 
Policy SP1. For most strategic sites, based on reasonable assumptions in relation 
to delivery rates, the full quantum of the allocation will not be delivered during the 
plan period. The expected delivery rates and the residual to be delivered outside 
of the plan period is shown in the delivery rates table in section 7.  Therefore in 
many cases, only a proportion of the overall capacity figure will count towards the 
plan target for new homes.  
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Policy SP1: Growth Strategy  

39,350 homes, and a minimum of 24,000 new jobs will be delivered in Central 
Bedfordshire over the period 2015 to 2035.  This number includes around 
23,528  homes which are already planned for or built. In order to accommodate 
the growth required up to 2035 in a sustainable and controlled manner, growth 
will be distributed throughout Central Bedfordshire, including on land currently 
designated as Green Belt. Green Belt boundaries will be redrawn for a small 
number of sites where a strong case can be made that they meet the 
exceptional criteria tests for removal and allocation for housing. 

New homes and jobs will be delivered via a combination of strategic and small ï 
medium scale allocations throughout Central Bedfordshire. Strategic allocations 
will be made at the following locations: 

¶ North of Luton (Town Extension) ï 4,000 homes and 20ha employment 
land. 

¶ M1 Junction 11a ï Strategic Employment Area ï 45ha 

¶ Marston Valley (New Villages) ï 5,000 homes and 40ha employment 
land. 

¶ M1 Junction 13 ï Strategic Employment Area ï 35ha 

¶ East of Arlesey (Town Extension) ï 2,000 homes 

¶ RAF Henlow (Mixed Use Specialist Employment) - 130 hectares. 

¶ East of Biggleswade (New Village) ï 1,500 homes 

¶ A1 Corridor ï Biggleswade South - Strategic Employment Area ï 60ha 

Development will also be brought forward through Neighbourhood Plans, and 
through medium and small scale extensions to villages and towns throughout 
Central Bedfordshire.  

Planning applications for piecemeal development that prejudices the delivery of 
allocations set out in this policy will be refused.  

 Small  & Medium  Sites  6.7

6.7.1 In addition to the Strategic Sites identified above, the Plan also allocates 52 small 
and medium sites for residential development. Ranging in size from 12 up to 650 
dwellings, and spread throughout Central Bedfordshire, these can be brought 
forward for development more quickly than larger sites, and so aid delivery. These 
smaller sites will also provide better choice in the market, opportunities for SME 
builders, and enable our settlements to grow in ways that are sustainable, and 
respect and enhance the character and identity of our settlements and 
countryside.  

 Neighbourhood Planni ng 6.8

6.8.1 Neighbourhood Planning is a new way of allowing neighbourhoods to have a say 
in the statutory land use planning of their own areas. The Council is supportive of 
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Neighbourhood Plans and support will be given to those communities who choose 
to produce a Neighbourhood Plan.  

6.8.2 Neighbourhood Planning must arise from the community, with individuals and 
groups working in partnership with local businesses, developers and landowners 
in the area, to deliver sustainable development to meet the communityôs needs for 
the future.  

6.8.3 There are two ótoolsô for neighbourhood planning that may be produced; 

¶ Neighbourhood Plans which may allocate land outside of Green Belt for 
development and/or include policies against which planning applications are 
judged; 

¶ Neighbourhood Development Orders which can grant planning permission for 
a specific type of development. 

 

Neighbourhood Plan Areas Outside of Green Belt  

6.8.4 When proposing allocations, a robust assessment of all alternative sites available 
will be required to show that the most sustainable locations have been selected. 
The status of allocations made through the neighbourhood planning process is in 
effect, the same as if made by the Council through a site allocations development 
plan document because Neighbourhood Plans become part of the formal 
development plan for Central Bedfordshire, upon adoption. 

Neighbourhood Plan Areas in Green Belt 

6.8.5 Neighbourhood Plans cannot however 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. This Plan has taken into account 
aspirations from Neighbourhood Planning Groups in Green Belt settlements when 
determining draft allocations.  

Delivering Homes through Neighbourhood Plans 

6.8.6 In view of the fact that the progress of Neighbourhood Plans is outside of the 
control and jurisdiction of the Council, no specific target for the delivery of new 
homes has been attributed to Neighbourhood Plans. Therefore any new homes 
delivered through neighbourhood plans in addition to the small and medium sites 
proposed as draft allocations, will effectively be treated as ówindfallô. 

 Housing T arget  6.9

Table 6.1: Derivation of Local Plan Housing Target  

 

a) Objectively Assessed Housing Need for Central Bedfordshire 32,000 

b) Unmet Need from Luton  7,350 

Total houses to be delivered over period 2015 ï 35 including committed 
sites.  

39,350 
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6.9.1 The Plan target is to deliver 39,350 homes over the period 2015-2035. This figure 
is comprised of Central Bedfordshireôs objectively assessed housing need over 
this period (32,000 homes) with the addition of Lutonôs residual unmet housing 
need (7350 homes).  

 

Table 6.2 Existing dwellings commitments at 31.09.17 

 

Type of commitment Number of dwellings expected 
during the plan period 

Net Completions April 2015 ï Oct 17 4,335 

Existing allocations 7,742 

Strategic sites (with planning permission) 6,780 

Large windfall (with planning permission) 4,023 

Small windfall (with planning permission) 648 

total  23,528 

 

6.9.2 The table above sets out the amount of housing which is already allocated by a 
previous development plan or benefits from planning permission. These are called 
dwelling commitments and they are expected to deliver 23,528 dwellings during 
the 2015-2035 plan period. A breakdown of all these commitments can be found 
in the Housing Trajectory (October 2017). 

6.9.3 In addition to the above commitments, evidence set out in the Windfall Topic 
Paper demonstrates that there is sufficient compelling evidence to justify the 
addition of a moderate annual windfall allowance from years 6-15 of the plan 
period in line with the Strategic Housing Land Availability Assesment NPPG. This 
allowance for windfall is robust and achievable and takes account of other 
identified housing delivery. 
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 Summary of Growth in Central Bedfordshire 2015 -2035 6.10

 

6.10.1 The remaining homes will be provided through allocations made in this Plan, with 
a moderate amount of ówindfallô included in addition to provide a contingency on 
the plan target.  

 

Table 6.3: New Housing Growth  

 

Proposed Housing Supply  Number of Dwellings Expected in Plan 
Period 

Small and Medium Allocations  5,505 

Strategic Allocations  9,900 

Windfall Allowance (post 5 years) 2,590 

Windfall allowance (five year supply period 
only)  

307 

Total  18,302 

 

Table 6.4: New Strategic Employment Allocations  

 

Existing Permissions and Allocations Area (ha) 

RAF Henlow specialist employment 130 

B8 Strategic Allocation ï M1 Junction 11a 45 

B8 Strategic Allocation ï M1 Junction 13 35 

B8 Strategic Allocation ï A1 Junction 11 60 

Marston Valley 40 

North of Luton 20 

Total  325 
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 Presumption in Favour  of Sustainable Development  6.11

National Planning Policy Framework 

6.11.1 In March 2012, the Government published the National Planning Policy 
Framework (NPPF). The NPPF sets out the Governmentôs planning policies for 
England and how these should be applied. The NPPF requires that Local Plans 
are prepared with the objective of contributing to the achievement of sustainable 
development. Local Plans must, therefore, be consistent with the principles and 
policies of the Framework, including the presumption in favour of sustainable 
development. 

 

Policy SP2 : National Planning Policy Framework - 

Presumption in Favour of Sustainable Development  

When considering development proposals the Council will take a positive 
approach that reflects the presumption in favour of sustainable development 
contained in the National Planning Policy Framework.  

Planning applications that accord with the policies in this Local Plan (and, 
where relevant, with polices in neighbourhood plans) will be approved unless 
material considerations indicate otherwise. 

Where relevant policies are out of date at the time of making the decision then 
the Council will grant permission unless material considerations indicate 
otherwise; taking into account whether any adverse impacts of granting 
permission would significantly and demonstrably outweigh the benefits, when 
assessed against the policies in the National Planning Policy Framework 
taken as a whole; or specific policies in that Framework indicate that 
development should be restricted. 
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7 Implementation  

 Delivery Rates   7.1

7.1.1 The delivery rates of existing housing commitments have already been 
determined and are set out within the housing trajectory in the Strategic Housing 
Land Availability Assessment (SHLAA). It is important that new allocations 
identified by this Local Plan contribute to delivering a continuous supply of 
housing throughout the plan period. It is therefore appropriate for the Council to 
use reasonable assumptions to determine the likely delivery of particular 
development sites taking into consideration competing sites, likely 
commencement, and any enabling works that need to be undertaken in advance 
of development.  

7.1.2 This is particularly important for those key strategic sites which are critical to the 
delivery of this strategy. An indication of expected delivery rates is therefore set 
out below to ensure that this is managed effectively. The impact of phasing for 
strategic scale sites to allow for the delivery of enabling infrastructure often means 
that strategic sites deliver only a proportion of their total capacity within the plan 
period.  

Table 7.1: Anticipated Delivery Rates of Strategic Sites  

 

Y
e

a
r 

 

Dwelling numbers by Strategic Allocation  

North of 
Luton 

Marston Vale 
East of 
Arlesey 

East of 
Biggleswade 

21/22   50     

22/23 50 100     

23/24 100 250 50 50 

24/25 150 300 100 150 

25/26 200 300 100 150 

26/27 200 300 150 150 

27/28 300 300 150 150 

28/29 300 300 150 150 

29/30 300 300 150 150 

30/31 300 300 150 150 

31/32 300 300 150 150 

32/33 300 300 150 150 

33/34 300 300 150 100 

34/35 300 300 150   

POST 900 1300 400 0 
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 Housing Supply  7.2

7.2.1 The Strategic Housing Land Availability Assessment (SHLAA) demonstrates that 
there are sufficient sites to ensure that the Local Plan meets the full objectively 
assessed need of 32,000 dwellings and 24,000 new jobs over the 2015-2035 plan 
period. This represents an average need of 1,600 dwellings and 1,200 jobs per 
year. 

7.2.2 Local Planning Authorities are also required to óidentify and update annually a 
supply of specific deliverable sites sufficient to provide five years worth of housing 
against their requirementsô. If this cannot be demonstrated a ópresumption in 
favour of sustainable developmentô is applied. It is therefore been vital that this  
Local Plan has allocated sufficient deliverable and developable land at range of 
scales and locations in order to ensure that a five year supply is maintained. 

7.2.3 In order to demonstrate a five year supply of housing, significant and 
demonstrable site specific evidence must be produced. This council regularly 
contacts housebuilders to determine when their sites will be delivered and this 
information is added to the Housing Trajectory on a quarterly basis.  

7.2.4 In addition to meeting Central Bedfordshireôs housing need, the plan target also 
includes provision for 7350 homes to meet Lutonôs identified óunmet needô as 
outlined in paragraph 6.2.1.  

 Monitoring  7.3

7.3.1 Annual housing completions and the supply of housing land will be rigorously 
monitored on at least an annual basis to determine if delivery requirements are 
being met and whether the five year supply of housing land is being maintained. 
The Housing Trajectory and statements on the five year housing land supply will 
be published within the annual Authority Monitoring Report (AMR) and on the 
Councilôs website. 

7.3.2 In order to assess the application and effectiveness of all the policies in the Local 
Plan the Council a monitoring framework has been produced to support this Plan 
(Appendix 3). This lists all the policies and sets out how they will be monitored. 
The results of this monitoring will be published each year in the AMR. This will 
provide valuable evidence of any policy areas where the Council may need to take 
action. 
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 The Key Diagram   7.4
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 Strategic  Allocations : General requirements  7.5

7.5.1 Evidence has shown that the development of large scale new communities (of 
more than 1500 homes) which are well located for employment and services and 
have the potential to be well served by sustainable transport will be the most 
sustainable option for growth alongside development at different scales in 
proximity to existing settlements. Allocations for growth are set out in Policy SP1.   

7.5.2 In order to inform the identification of the most appropriate and sustainable 
locations for growth within Central Bedfordshire, proposals for the delivery of 
these locations will be expected to demonstrate conformity with the strategic 
objectives, wider development principles and polices as set out within this plan. 
They should also meet the following generic requirements for strategic sites to 
ensure that good placemaking principles are embedded into new strategic 
developments as set out below. This is in addition to the site specific allocation 
policies that follow.  

7.5.3 It is expected that promoters of allocated strategic sites will sign up to a Planning 
Performance Agreement (PPA) with the Council. 

 

Policy SP 3: Generic Requirements for Strategic Sites  

Development proposals bought forward at the identified strategic allocations 
should be accompanied by comprehensive Development Brief for the whole 
site. Proposals should be based on the following requirements and objectives: 

 

¶ Creation of distinctive, well integrated new communities which respect 
their local context, enhance the standards of sustainable design in the 
locality and relate well to neighbouring settlements; 

¶ Preparation of a comprehensive masterplan for the whole site which 
includes an indicative layout and phasing plan. The masterplan should 
reflect the location of the site, incorporate the highest standards of design 
and make effective use of the site through application of appropriate 
densities, layout and form; 

¶ Meeting the housing needs of all sectors of the community including 
families, the young and older people and to match house types to the 
local employment base in order to reduce the need for out commuting; 

¶ Provision of a local centre for the new community, with a range of 
facilities to meet local needs including small-scale employment uses, pre-
school facilities, and primary education, including provision for  health and 
social care in the locality. Integrated Health and Care Hubs should be 
located in close proximity to schools and elderly persons accommodation 
and provided early in the development programme; 

¶ Provision of a Sustainable Transport Strategy, fully integrated into the 
overall masterplan and demonstrating improved linkages to existing 
transport nodes e.g. mainline rail stations by sustainable means and how 
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the development will reduce the need to travel by car. Measures to 
mitigate the traffic impacts of the proposed development on the strategic 
and local road networks together with footpaths, cycleways, bridleways, 
and green corridors should be included;     

¶ Promoters should undertake a full Transport Assessment to ensure that 
the package of mitigation measures are incorporated into the scheme, 
including pedestrian and cycle links, a public transport strategy and any 
offsite contributions as deemed necessary; 

¶ A Green Infrastructure Strategy which sets out measures to protect and 
enhance  any environmentally sensitive areas within and around the site, 
avoid harmful impacts and mitigate the local and wider impacts of the 
development, including  phasing of these measures and their  long term 
management, and to maximise the opportunities presented by 
undevelopable land; 

¶ Where appropriate, the development should provide a fully integrated 
Sustainable Drainage System to mitigate against any potential flood risk, 
apply a flood risk sequential approach to development across the site; 

¶  Detailed viability information including an infrastructure phasing and 
delivery plan.   

 
 

 

 What are Integrated Health and Care Hubs?  7.6

 

 

¶ Integrated Health and Care Hubs will support the local ambition for access 
to modern, high quality and locality based health and care services.  These 
Hubs will be aligned to key Spokes in our rural communities.  Central 
Bedfordshire population distribution and its relation to secondary care 
providers makes it imperative that the importance of the Integrated Health 
and Care Hubs approach is sustained. Services need to be more 
accessible to people, especially in predominantly rural areas, and should 
meet the requirements for delivering health and care services to an 
expanding and ageing population. 

¶ More services will be accessible to people where they live, whilst also 
enhancing community based and out of hospital services.  These Hubs are 
important in helping to meet the complex needs of an ageing and growing 
population, in a predominantly rural area without its own district general 
hospital.  

¶ The integrated Health and Care Hubs will be the main centres for providing 
proactive and preventative care, out of hospital services and care packages 
for people who are vulnerable or have complex care needs. These Hubs 
will help to reshape the primary model which delivers primary care at scale, 
addressing the issue of capacity in general practice and ensuring equitable 
and timely access to care. 

¶ A locality based integrated health and care hub approach improves 
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cooperation and joined up working which improves the access and quality 
of care provision. It also leads to a reduction of inappropriate hospital 
admissions and importantly supports the vision for integrated primary and 
community services at scale as set out in the General Practice Forward 
View. 

¶ As a minimum, these Health and Care Hubs are expected to serve as a 
base for the multi-disciplinary teams (adults and childrenôs) being 
established as part of the community services redesign programme, 
including general medical services where possible. The co-location of 
health and care teams in fit for purpose facilities is central to managing 
demand and ensuring the future sustainability of local health and care 
systems. 

¶ Each Integrated Health and Care Hub will provide local access to a range 
of general medical and nursing, therapy, specialist and social care services 
with supporting information and advice systems. The Health and Care 
Hubs may also develop a range of additional or enhanced services in line 
with the needs of the local community. Enhanced services might include 

¶ Extended GP services on a 7 day basis  

¶ Enhanced services delivered by and across practices, e.g. minor injury and 
minor illness services, clinics to support patients with long-term conditions  

¶ Face-to-face out of hours consultations  

¶ Community pharmacy  

¶ Rehabilitation and re-enablement facilities 

¶ Outreach services from local acute hospitals and specialist services, e.g. 
outpatient appointments and other specialist consultations  

¶ Less complex diagnostics  

¶ Public Health and prevention services, e.g. smoking cessation, NHS Health 
Checks, lifestyle hubs 
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 Site Specific Allocation Policies   7.7

Policy  SA1 : North of Luton  

Land to the north of Luton as identified on the Proposal Maps, is allocated for a 
mixed-use development consisting of up to 4000 dwellings and a minimum of 20 
hectares of employment land for B1, B2 and B8 uses. 

Development in the Strategic Land Allocation will be permitted in accordance 
with other relevant policies in the Development Plan and the principles set out 
below. These principles will be defined in more detail through the preparation of 
a Development Brief which will include a phasing plan. Planning permission will 
only be granted for development following the Councilôs adoption of this 
Development Brief. Design codes will also be required for each phase, to be 
prepared by the developer and approved by the Council.  

In order to ensure the development will be supported by the local and strategic 
infrastructure needed to ensure sustainable development, in the context of 
pooling restrictions and multiple landownerships, the Council will refuse any 
piecemeal planning permission that would undermine the Councils ability to 
deliver the required infrastructure.  

The principles of the development are: 

1. The development will form a well designed sustainable urban extension to 
Luton that will provide a mix of uses necessary to achieve a sustainable and 
vibrant community, including: 

a. in the region of 4000 homes with an appropriate balance and mix of 
residential accommodation to meet identified needs, which shall 
include subject to viability, a policy compliant mix of affordable 
housing, starter homes, self/custom build plots and a mix of homes to 
meet all identified needs for older people; 

b. a minimum of 20 hectares of employment land, focused primarily to 
the west of the allocation site and centred around the new M1 
Junction 11a to maximise access to the M1 and create an 
employment hub that compliments the new employment uses at 
North Houghton Regis; 

c. provide the serviced  land necessary to deliver a health and social 
care hub within the site to serve the health and social care needs of 
the proposed development and the needs of the catchment area of 
that facility and a commensurate financial contribution towards the 
delivery of that facility; 

d. provision of new community facilities in accordance with Policy HQ2 
including a mix of retail and at least one drinking establishment to 
serve the existing and new communities everyday needs; 

e. provision of new educational facilities, comprising day nurseries, early 
years, primary, secondary and sixth form facilities to meet the 
identified needs of the development or equivalent facilities to meet 
the educational and childcare needs arising from the development; 
and 
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f. provision of leisure facilities, including: 
i. indoor sport and leisure facilities, in accordance with Policy 

HQ3; and 
ii. outdoor sport, leisure and open space, in accordance with 

Policies EE12, including pavilions and allotments. 
2. It is critical that development of this site is supported by a comprehensive 

scheme of highway improvements to mitigate the impacts of the 
development including an appropriately designed a routed new road to link 
the A6-M1 Junction 11a, the development shall provide the land and 
commensurate financial contributions towards its delivery.  

3. The development will be phased in accordance with the timing of supporting 
infrastructure and community facilities including the delivery of the Link road, 
which shall be delivered as soon as viably possible. The phasing of the road 
will commence from the west, with the first phase a dual carriageway 
between M1 Junction 11a and Sundon Park Road to facilitate access to the 
first phase of development and Sundon RFI employment allocation; 

4. The development will provide other supporting transport infrastructure, 
including proposals to mitigate the impact of traffic associated with the 
development, including providing for efficient public transport routes through 
the development that link with key destinations including  Leagrave Train 
Station and Luton town centre; 

5. The development shall Integrate and connect to existing public rights of way 
within and adjoining the site to provide routes to the wider countryside and 
neighbouring settlements. The development shall include a cycleway 
connection to route 6 of the national cycleway network and will be required 
to provide new crossings on the A6 and crossings over the new link road to 
improve and maintain connections; it is essential that the development 
contributes towards the delivery of and is served by an appropriately 
designed and routed new link road between the A6 and M1 Junction 11a; 

6. The development shall provide dedicated and safe pedestrian and cycle 
links from the new and existing neighbourhoods to local centres, 
employment opportunities, schools, shops and community facilities; both 
within the allocation and the wider Luton conurbation; 

7. The development shall maximise opportunities to create Green 
Infrastructure corridors through the site linking with existing Green 
Infrastructure assets, including a link between  Bramingham Park and 
George Wood; and a link between Bramingham Wood and Sundon Wood, 
beneath the current alignment of the pylon lines. The development shall also 
provide a green corridor along key routes including the setting of the 
Theedway and appropriately designed Green Infrastructure to mitigate 
visual impacts upon the setting of the AONB and the significance of heritage 
assets; 

8. The development shall provide appropriate mitigation, compensation and/or 
enhancement of key features of biodiversity, to ensure a net gain for 
biodiversity including but not limited to; 

a. Sundon Wood CWS, Bramingham Wood CWS, Sunshine Riding 
Stables CWS, Sundon Quarry SSSI and CWS, Galley and Warden 
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Hills SSSI and CWS, Sundon Country Park CWS and Barton Hills 
National Nature Reserve SSSI; and  

b. Identified protected species and priority habitats; 
9. The development shall ensure that the design and construction of the 

development as a whole including the A6 to M1 junction 11a link road has 
no undue impact on the AONB, heritage assets and biodiversity and 
provides for the mitigation and enhancements where feasible. With the 
exception of the link road any major built development within the AONB shall 
require exceptional circumstances to be demonstrated and shall only be 
permitted where it can be demonstrated it is in the public interest; 

10. The development will ensure that any impact on non designated heritage 
assets with archaeological interest is mitigated in order to record and 
advance understanding of any heritage assets affected by the development. 
The mitigation will include making the results of all archaeological 
investigations publically available for the benefit for this and future 
generations. 

11. The development will be designed to mitigate any harm caused to the 
significance of all designated heritage assets within the site boundary and 
the setting of all designated heritage assets which lie within the siteôs 
vicinity. The development will not result in the destruction of any designated 
heritage assets or their settings and shall deliver mitigation measures that 
preserve all designated heritage assets and their settings for future 
generations. This is required in order to ensure that the public benefits of the 
development outweigh the degree of harm caused to the significance of all 
designated heritage assets affected by the development. 

12. Subject to the findings of the site specific flood risk assessment the 
development shall deliver strategic measures to reduce flood risk including 
the use of sustainable drainage methods (SUDS) to attenuate and discharge 
surface water run-off at reduced rates, and at least at a rate no greater than 
if the site were undeveloped and to reduce existing downstream risk. This 
may include consideration of ñoff-siteò solutions. The development and 
strategic measures will be designed to ensure there  no detrimental impact 
on groundwater flooding downstream and shall seek to intercept and store 
surface water flows on site. Regard shall be had to the phased delivery of 
flood mitigation and SUDS in accordance with the phasing of the 
development to ensure adequate measures to reduce flood risk (from all 
sources) are provided throughout the lifetime of the development. The 
detailed designs of sustainable drainage systems maximise biodiversity 
enhancement, mitigation of visual landscape impacts, maintenance and 
safety, when considering their location and relationship to neighbouring 
uses. Safe access and egress shall be provided taking account of the flood 
risk at the site. 

13. The development shall be connected to the mains sewerage network and 
any application for planning permission shall detail any infrastructure 
upgrades where required and any necessary phasing arrangements; 

14. The development shall provide appropriate landscaping measures to create 
a sense of place, provide a net gain for biodiversity and shall mitigate the 
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potential impact of development on the wider landscape including the 
AONB. To mitigate harm to the AONB the development shall provide 
significant landscape enhancements on and beyond the northern allocation 
boundary and shall create a long term defensible Green Belt boundary as 
informed by detailed assessments. Noise attenuation fencing to mitigate 
noise impacts from the new link road will be resisted. 

15.  Incorporate measures to adapt to climate change, minimise energy use and 
include renewable energy technologies.  

The revised Green Belt boundary follows the extent of the allocation boundary. 
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SA1: North of Luton   
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Policy  SE1: M1 Junction 11a ð Sundon Rail Freight 

Interchange (RFI)  

 

The Sundon RFI as identified on the Proposal Map, will: 

¶ provide an intermodal rail facility on approximately 5 hectares of the site; 

¶ provide for approximately 40 hectares of new employment land 
accommodating B8 warehousing and distribution uses; 

¶ be connected by an appropriate new strategic road link between Sundon 
Park Road and M1 Junction 11a; 

¶ enhance and manage Sundon Chalk Pits CWS and Sundon Chalk 
Quarry SSSI to improve their ecological value and contribute to the GI 
network; 

¶ preserve and enhance heritage assets within and around the site; and 

¶ provide opportunities for sustainable transport links to be determined 
through a Transport Assessment. 

Development will be permitted in accordance with other relevant policies in the 
Development Plan and following the successful preparation of a Master plan. 
The on-site rail infrastructure and operational intermodal terminal should be 
constructed during the first phase of development. 

The Green Belt boundary follows the extent of the RFI and employment allocation. 
The CWS and SSSI will remain in the Green Belt. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Central Bedfordshire Council Local Plan 2035  

Pre -submission January 2018   

 

 

P
a

g
e5

9
 

1
.1

.3
 

P
a

g
e5

9
 

SE1: MI Junction 11a Sundon Rail Freight Interchange  
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Policy  SA2: Marston Vale New Villages  

The land for Marston Vale New Villages, as identified in the Proposal Maps, is 
allocated for a mixed-use development comprising of up to 5,000 dwellings and a 
minimum of 40 hectares of employment land. The employment land is intended for 
B1, B2 and B8 uses, specifically for employment relating to research and 
development, office, distribution, services and tourism. 

Development in the Strategic Land Allocation will be permitted in accordance with 
other relevant policies in the Development Plan and the principles set out below. 
These principles will be defined in more detail through the preparation of a 
Development Brief which will include a phasing plan. Planning permission will only 
be granted for development following the Councilôs adoption of this Development 
Brief. Design codes will also be required for each phase, to be prepared by the 
developer and approved by the Council.  

In order to ensure the development will be supported by the local and strategic 
infrastructure needed to ensure sustainable development, in the context of pooling 
restrictions and multiple landownerships, the Council will refuse any piecemeal 
planning permission that would undermine the Councils ability to deliver such 
infrastructure.  

The principles of the development are: 

1. The development will form a series of up to four new villages separated 
and screened from neighbouring settlements by appropriate green and 
blue infrastructure. The villages will provide a mix of uses necessary to 
achieve sustainable and  vibrant network of communities. Development 
will include: 
a. Approximately 5,000 homes across a series of up to four new 

villages with an appropriate balance and mix of residential 
accommodation to meet identified needs. This mix shall include, 
subject to viability, a policy compliant mix of affordable housing, 
starter homes, self/custom build plots and a mix of omes to meet all 
identified needs for older people; 

b. A minimum of 40 hectares of employment land, to satisfy identified 
needs for Research and Development, office, distribution, services 
and tourism. This employment should be well-integrated with the 
villages, both in terms of design and pedestrian and cycle access. 

c. provide a suitable parcel of serviced land and commensurate 
financial contributions towards the delivery of a primary healthcare 
facility to be delivered on site and the provision of a commensurate 
financial contribution towards the delivery of a health and social 
care facility to serve the healthcare needs of the development. 

d. Provision of new community facilities in accordance with Policy 
HQ2, including a mix of retail, a community library space and at 
least one drinking establishment to serve the existing and new 
communities everyday needs; 
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e. Provision of new  educational facilities, comprising day nursery 
facilities, early years, lower, middle, upper and sixth form facilities 
to meet the identified needs of the development or equivalent 
facilities to meet the educational and childcare needs arising form 
the development; and 

f. provision of leisure facilities, including: 
i. indoor sport and leisure facilities, in accordance with Policy 

HQ3; and 
ii. outdoor sport, leisure and open space, in accordance with 

Policies EE12, including pavilions and allotments. 
2. The development shall provide dedicated and safe pedestrian and cycle 

links between the new and existing villages, local centres, employment 
opportunities, schools, shops, public transport nodes and community 
facilities within the wider Marston Vale.  

3. The development shall maximise opportunities to create Green 
Infrastructure corridors. The allocation is expected to deliver a multi-
functional Green Corridor through the entire length of the site to form the 
Bedford and Milton Keynes Waterway Park. The development will deliver 
a water-filled and navigable link connecting Brogborough and Stewartby 
Lakes and shall deliver a cycleway from Stewartby Lake to Ridgmont 
Railway Station following the route of the Green Corridor. 

4. The development shall provide appropriate mitigation, compensation 
and/or enhancement of key features of biodiversity including but not 
limited to, identified protected species and priority habitats. Existing 
ecological features should be well buffered and connected with additional 
habitat creation and linkages. Open water habitats in derelict brick pits 
provide valuable habitats for GCN, potential detrimental impacts on wet 
habitats must be avoided through careful zoning of uses.  

5. The development shall provide appropriate landscaping measures to 
create a sense of place, provide a net gain for biodiversity and shall 
mitigate the potential impact of development on the wider landscape. The 
site is within the Forest of Marston Vale, and therefore any development 
must provide a total of 30% tree cover. 

6. The development will ensure that any impact on non designated heritage 

assets with archaeological interest is mitigated in order to record and 

advance understanding of any heritage assets affected by the 

development. The mitigation will include making the results of all 

archaeological investigations publically available for the benefit for this 

and future generations; 

7. The development will be designed to mitigate any harm caused to the 

significance of all designated heritage assets in the vicinity of the site. The 

development will not result in the destruction of any designated heritage 

assets or their settings and shall deliver mitigation measures that preserve 

all designated heritage assets and their settings for future generations. 

This is required in order to ensure that the public benefits of the 
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development outweigh the degree of harm caused to the significance of all 

designated heritage assets affected by the development;  

8. The development shall be designed to ensure that uses and 
developments within the site that are vulnerable to flood risk are located 
outside of areas of flood zones 2 and 3 and areas at high risk of surface 
water flooding. Flood capacity shall be retained on site. 

9. The development will, through the creation of the Bedford and Milton 
Keynes Waterway Park, provide a link for moving water between 
Brogborough and Stewartby Lakes, to increase the strategic flood storage 
capacity across the Marston Vale. 

10. Subject to the findings of the site specific flood risk assessment the 
development shall deliver strategic measures to reduce flood risk including 
the use of sustainable drainage methods (SUDS) to attenuate and 
discharge surface water run-off at reduced levels where possible, and at 
least at a rate no greater than if the site were undeveloped and to reduce 
existing downstream risk. Regard shall be had to the phased delivery of 
flood mitigation and SUDS in accordance with the phasing of the 
development to ensure adequate measures to mitigate flood risk (from all 
sources) are provided throughout the lifetime of the development. The 
detailed designs of sustainable drainage systems should maximise 
biodiversity enhancement, mitigation of visual landscape impacts, flood 
risk reduction, maintenance and safety, when considering their location 
and relationship to neighbouring sites and uses. SuDS will be designed as 
part of the green infrastructure network, enhancing existing watercourses 
and drainage features, and integrating then with the Bedford and Milton 
Keynes Waterway Park. Safe access and egress shall be provided taking 
account of the flood risk at the site. 

11. The development shall integrate and connect to existing public rights of 
way within and adjoining the site to provide routes to the wider countryside 
and neighbouring settlements, including a cycleway between Stewartby 
Lake and Ridgmont Railway Station which shall include appropriately 
designed crossings over the waterway.  

12. The development will provide supporting transport infrastructure to 
mitigate the impact of traffic associated with the development, including 
commensurate financial contributions towards a deliverable scheme for 
improvements at J13 of the M1 and the Marsh Leys roundabout, to 
mitigate the impacts of development. The development shall deliver viable 
and efficient public transport routes through the development that link with 
key destinations including East West Rail at Ridgmont Train Station and 
employment areas.  

13. The development shall provide commensurate contributions towards 
enhancing the infrastructure at Ridgmont Railway Station, including Public 
Transport interchange facilities and car parking; 

14. Foul drainage from the development will be connected to the public 
sewerage network. The development shall demonstrate that there is 
adequate capacity in water recycling centre (sewage treatment works) and 
the foul sewerage network to serve the proposed development and that it 



Central Bedfordshire Council Local Plan 2035  

Pre -submission January 2018   

 

 

P
a

g
e6

3
 

1
.1

.3
 

P
a

g
e6

3
 

will not have an adverse impact on surface or ground water in terms of 
quality and quantity. Any application for planning permission shall detail 
any infrastructure upgrades where required and any necessary phasing 
arrangements as agreed by the relevant Water and Sewerage Company; 

15. Incorporate measures to adapt to climate change, minimise energy use 
and include renewable energy technologies.  
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SA2: Marston Vale New Villages  
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Policy  SE2: M1 Junction 13 ð Marston Gate Expansion  

The Marston Gate Expansion, as identified on the Proposal Map, will:  

ω provide up to 35 hectares of new employment land and 8ha of screening 
and landscaping; 

ω deliver a mix of uses including B8 warehousing and distribution with 
associated B1 uses, A3 food and drink uses and a lorry park; 

ω facilitate necessary mitigation and improvements to the A507 and M1, 
including M1 Junction 13, to ensure the site is well connected to the 
strategic transport network; and 

ω provide opportunities for sustainable transport links to be determined 
through a Transport Assessment.  

Development will be permitted in accordance with other relevant policies in the 
Development Plan and following the successful preparation of a Masterplan which 
provides and exemplar design response to this unique gateway location.  

Appropriate measures should be taken to ensure the proposals take full account of 
the potential arising from improvements to Ridgmont rail station to maximise 
sustainability and sustainable transport options. 
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SE2: M1 Junction 13 Marston Gate Expansion 


























































































































































































































































































































































































































