
HARROLD NEIGHBOURHOOD PLAN: RESPONSE TO EXAMINER 

The appointed Inspector, as part the examination process, has sought clarification on a range of 
matters relevant to the Policies in the Submission Version of the Harrold Neighbourhood Development 
Plan (NDP). The following response has, therefore, been compiled: 
 

6. Habitat Regulations Assessment: In response to the recommendations made as part of the 
Habitat Regulations Assessment (produced by Bodsey Ecology Limited) dated 29 April 2020, 
we can confirm that changes were made to the text in Harrold NDP1. This was to ensure that 
the impacts on ecology were addressed on all applications for development not just housing 
developments.  
 

7. Harrold Settlement Policy Area: Figure 2 of the NDP identifies the original ‘Harrold Settlement 
Policy Area’ (SPA) and is based on the Local Plan 2030 Policies Map.  The intention and status 
of the ‘new village envelope’ indicated on Figure 2 of the NDP is to extend the area for 
residential development beyond the original SPA in order to achieve the growth of between 
25 and 50 new dwellings in the Harrold Rural Service Area as required by the adopted Local 
Plan 2030. No areas of potential growth were identified within the original SPA area and thus 
the extended area was required to ensure compliance. 
 

8. Site Assessments: It is correct that the independent site assessments carried out by Mato 
Design in August 2017 were made on the basis of 40 dwellings on land at Odell Road (site 143) 
and 135 dwellings on land east of Orchard Lane (site 579). This was in line with the original 
landowner/land agent “call for sites” submissions to the Local Planning Authority as part of 
the Bedford Borough Local Plan 2030 process and ensured that each of the sites forming part 
of the consultation had been independently assessed in a consistent manner so as to be sure 
that sustainable development, as defined in the National Planning Policy Framework (NPPF), 
would be achieved within the Parish of Harrold. This was an important process in 
neighbourhood planning as any policies contained with the final Plan need to be in conformity 
with the NPPF and in general conformity with the Bedford Borough Council Local Plan 2002 
(BBCLP) and Local Plan 2030.  Planning legislation requires a site assessment methodology to 
balance sustainability and deliverability objectives in a way which would ensure that the 
Harrold NDP intentions are met whilst achieving Sustainable Development which is defined in 
paragraphs 18-19 of the NPPF. Each site was, therefore, assessed against its suitability, 
availability, and achievability (as required by paragraph 47 of the NPPF). This is in addition to 
the assessment of acceptability, from a community perspective, which is a separate 
requirement of Neighbourhood Planning. 
 
The site assessment summary reports, accompanying the Site Assessment Report, identified 
potential site constraints to the full allocation of the land covered by Sites referenced 143, 
579, 606 and 710 [subsequently withdrawn] for the reasons outlined below (Note: This is an 
extract from a “Summary Document” that was circulated to all households with the 
issues/options survey questionnaire in mid-2019): 

 

• Site 143: Land at Odell Road, Harrold (4.1 hectares), proposed for 40 dwellings is not 
considered suitable for the scale of development because this site is large and, if 
developed in its entirety, it would be out of character with the immediate built form of 
Odell Road, extending the built form out of the village. It is adjacent to a busy road 
junction and over 1 km from the village centre which makes it less sustainable than 
other more central sites. Achieving suitable highway access was an issue on a previous 



application in 2006 to develop this site for industrial purposes. Overcoming this issue 
will be compounded by the presence of protected trees fronting the site. 
 

• Site 579: Land East of Orchard Lane, Harrold (4.47 hectares) [135 dwellings]. There 
are a number of constraints across the site – flood zone, footpaths and the site is grade 
3 agricultural land. Taking into account that all the agricultural land in and adjacent 
to Harrold village is graded 3 and that, if there is insufficient previously developed land 
to meet housing need, then this site or part of it for a more reasonable scale of 
development could be considered as an option. It is recognised that the flood zone and 
footpath issues would probably preclude parts of this site from development, however, 
the allocation of part of the site could be considered to be a good option. 
 

• Site 606: Land at Priory Farm, Harrold (10.57 hectares) [150 dwellings]. The site 
constraints consist of a listed building, grade 3 agricultural land, footpaths, flood 
zones, trees, highway access and accessibility. Although this is a fairly extensive list, it 
is likely that that most should not unduly restrict the practical development of the 
wider site although it may mean that parcels of land cannot be developed. The critical 
technical issue is again ensuring that adequate highways access can be achieved. The 
visual impact of developing the village eastwards along the road frontage will change 
the character of the village and is likely to result in some significant visual and 
landscape impacts. However, it may be appropriate to consider smaller areas of the 
northern parcel (i.e. immediately adjacent New Road) which would contain 
development nearest to the village centre with good existing footpath links and some 
existing boundary landscaping. This could, therefore, provide a good back-up site 
depending on whether sites closer to the village centre come forward. 

 

• Site 710: Land at Town Farm, Harrold (0.78 hectares) [15-20 dwellings]. The most 
notable constraints to the development of this site are historic, footpaths and flooding. 
The flooding issues are likely to be overcome with careful site design/layout and, 
similarly, existing footpaths could be integrated at the site layout design stage. The 
existing vehicular access is unlikely to be adequate (in terms of its width and visibility) 
for a more intensive residential use of the site and historic constraints may be 
compromised by the works necessary to provide either an improved or new vehicular 
access to the site. The landscape and visual impacts are acceptable to two thirds of the 
site; if the northern section of the site is to be developed (currently outside the village 
SPA), there should be a requirement to provide structural landscaping to its western 
and northern parts. This would also serve to enhance the functioning of the adjacent 
designated Important Open Space (i.e. the play area and open space off Saxon House 
End). Subject to satisfactory access details being demonstrated the site could be 
supported if it were available [The site analysis has, for completeness, been included 
in the Summary Document but the site is no longer available for allocation]. 
 

The site assessment summary reports indicated that the scale of development envisaged, 
most notably on Sites 579 and 606, was excessive given the site constraints and that a more 
reasonable scale of development in these locations may be acceptable. In relation to Site 143, 
it was considered that a small-scale development may be achievable given (i) the expressed 
acceptability of this site to the community [*] and (ii) it would provide a reasonable scale of 
curtilage development in this location without significantly impacting on the constraints 
identified by the Site Assessment. 
 



[* The response to the original neighbourhood questionnaire, undertaken in mid-2017, 
identified the highest level of support for some development on Site 143]. 
Whilst no additional site assessments were undertaken to reflect the allocation of only parts 
of the sites for fewer dwellings, transport/highway assessments were commissioned to 
determine that suitable access and adequate visibility could be achieved before the land was 
allocated in the NDP for the scale of development proposed (see section 4 below). 
 
In addition, to fully inform the emerging NDP, landowners/land agents/planning consultants 
were approached to provide indicative sketch designs/illustrative plans demonstrating 
capacity for the scale of development proposed. The original correspondence, on 27 February 
2019, outlined that Harrold Parish Council was progressing its draft NDP and that it was 
considering suitable sites for housing allocation. Based upon the feedback received during the 
neighbourhood planning process, and the level of support that exists for some small-scale 
developments in the village to meet local need, the emerging NDP at that time targeted the 
delivery of 40 new homes in the village in the Local Plan period. Four potential sites were, 
therefore, being considered in Harrold for small scale development of up to 10 dwellings. The 
correspondence sought the preparedness of landowners/land agents/planning consultants to 
(i) consider small scale development in this location and (ii) to provide further information to 
fully inform the emerging NDP, including a transport assessment and indicative sketch 
designs/illustrative plans. The additional information was obtained, and details of the 
processes and responses made to the Parish Council can be made available. In relation to Site 
143, at Odell Road, Harrold the transport assessment that accompanied a separate planning 
application was provided by the land agents. 
 

9. Highway Issues: Transport assessments were commissioned to determine that suitable access 
and adequate visibility could be achieved for the proposed land allocations in the NDP for the 
scale of development proposed. The Parish Council recognised that a positive transport 
assessment was a critical part of the NDP evidence base and the transport assessments 
confirmed the unconstrained vehicle movements, adequate visibility, and safe access for each 
of the allocated housing sites. These reports can be made available. Borough Highways have 
also reviewed the proposals and a report, submitted by PJB Town Planning by e-mail on 23 
June 2020, can be made available. 
 

10. Publication of Site Assessment Information: The Site Assessment Report prepared by Mato 
Design Associates in August 2017 has been made available to the public on the Parish Council’s 
website for some considerable time and, in addition, the individual summary reports relevant 
to each site being promoted were also published at the commencement of the Regulation 14 
consultation process for completeness. The website was redesigned/reorganised in 
preparation for the Regulation 16 consultation process and the individual summary reports 
were omitted; once notified, these were added and the consultation was extended. 
 

11. Issues and Options Consultation: The views of the local community are vital in helping to 
shape the future development and change of Harrold Parish and the issues/options 
consultation, undertaken over a 6-week period ending on 30 June 2019, sought to confirm the 
acceptability (or otherwise) of the potential locations for growth.  
 

The rationale for the proposed sites was fully outlined in a Summary Document that was 
distributed to all households with the issues/options survey form in May 2019 [This document 
can be made available]. The Summary Document was a very important communication and it 
provided residents with (i) a background to the neighbourhood planning process, (ii) a 
summary of the feedback from the consultations undertaken to date, (iii) the latest housing 



growth position and (iv) a summary of the assessments for all potential sites and the reasons 
for the proposed direction of travel.  
 
It summarises, in particular, the reasoning and evidence that supports the proposed allocation 
of Sites 143, 579 and 606 for development of up to 10 dwellings (Option H7).  
An original site proposed for allocation, Site 710 (Land at Town Farm) was withdrawn by the 
landowner and was thus no longer available for consideration. The NDP Steering Group 
decided that, for the purpose of the issues/option consultation, an option was that the NDP 
could target the delivery of 30 new homes, distributed equally between the three remaining 
sites. This approach was considered to be in line with the evidence collected during the 
neighbourhood planning process to date, including (i) the original neighbourhood 
questionnaire responses in 2017 (with the highest number of respondents [39.7%] indicating 
that between 25 and 30 new homes should be built in the parish of Harrold in the period to 
2035 and (ii) the outcome of the housing needs survey for Harrold, undertaken by 
Bedfordshire Rural Communities Charity in 2016, so that the future needs of the community 
could be met and to broadly comply with the Borough’s strategic approach to housing need. 
This identified a need for 11 units of affordable rented and shared ownership housing for local 
people in, or with strong links to, the Parish and 15 units of market housing for people looking 
for a property to purchase on the open market at some point over the next 20 years. The level 
of growth also complied with the requirements of the Bedford Borough Local Plan 2030 for 
which the development strategy expected Rural Service Centres, like Harrold, to allocate land 
for between 25 and 50 new houses. 
 
The Steering Group also recognised that alternative distribution patterns could meet the 
growth target across these three sites and that, if there is an overwhelming community 
preference, one or more of the above sites could be disregarded. The issues/options 
consultation, therefore, invited the community to indicate whether an alternative distribution 
of growth would be preferable. 
 
The community response to the issues/option consultation identifies that, in terms of the level 
of growth, there was very strong support (92% of respondents) for allocating suitable sites 
sufficient to accommodate a total of 30 new homes in the Local Plan period to 2030. In relation 
to the option of delivering 10 homes on each of these sites to achieve the proposed scale of 
development, the community response was as follows: 

 

 
 
In terms of locations for growth (and in the context of limited growth), the consultation 
feedback identified a reasonable level of support for small to medium scale development at 
Site 143 and Site 606. There was, however, a resistance to the development of 10 new 
dwellings at Site 579, Lead East of Orchard Lane, Harrold. Over 78% of respondents proposed 
an alternative distribution pattern for meeting the allocation of 30 dwellings between the 
preferred sites with the following weighted average distribution: 
 

• Site 143: Land at Odell Road, Harrold                         11 dwellings 
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• Site 579: Land east of Orchard Lane, Harrold              6 dwellings 

• Site 606: Land at Priory Farm, Harrold                        13 dwellings 
 
Given the community feedback, this was expected to feature as the preferred land allocations 
in the Submission Version of the NDP but the very late withdrawal of preferred site 606 (Land 
at Priory Farm, Harrold), with an intended allocation of 13 new homes, necessitated 
discussions with the Local Planning Authority on the way forward and agreement on the need 
to reduce the overall quantum of development in the NDP from 30 to 25. This is the minimum 
of the 25 to 50 dwelling range specified in Local Plan 2030 that is required to be allocated for 
housing in Rural Services Areas. It is also consistent with the lower end of the range 25-30 that 
received the highest community support to the neighbourhood questionnaire circulated to all 
households in Harrold in late 2017 (supported by 39.7% of respondents).  
 
On the basis of community feedback to the issues and options consultation, and the weighted 
average distribution, the allocation of 25 new homes to the remaining sites deemed available, 
suitable, and deliverable was determined as follows: 

 
                Site 143: Land at Odell Road, Harrold                       17 
                  

Site 579: Land at Orchard Lane, Harrold                  8 
 

The Inspector has sought clarification of the evidence to confirm that Sites 137, 138, 139, 140 
and 482 were not considered appropriate for allocation (Option H10) and what decisions were 
made by the Steering Group in respect of sites 136, 141, 142 and 710 and what is the current 
development status of those sites.  
 
The evidence is contained in the site assessment summary reports, that accompanied the Site 
Assessment Report and which can be made available. As previously outlined, all sites have 
been assessed against their suitability, availability, and achievability in line with Planning 
Practice Guidance and, following assessment, the sites are not considered to be appropriate 
for allocation in the NDP. 
 
The Summary Document, referred to above, provided the opportunity to provide useful 
feedback to the community in respect of all sites being considered. In this regard: 
 
(a) The Summary Document provides the reasoning for sites that were ranked “green” 

following the site assessments to be excluded from further consideration. Sites 141 
and 142, rear of 66-72 High Street, Roman Paddock, Harrold, had already been grant 
consent from development and were, therefore, excluded from the consideration of 
future land allocations. From a planning policy perspective, there are also significant 
accessibility and availability/deliverability issues associated with the potential 
development of Sites 137/138 in Brook Lane, Harrold and, in terms of acceptability, 
there have been strong disapproval ratings from the community. A significant 
challenge is that the only feasible vehicular access (and which is proposed in 
development plans) is via land owned by the Harrold Centre/Institute, a registered 
charity which exists to support the needs of the local community. Access to Sites 
137/138 would take place across land which is currently used partly as a children’s 
playground and partly as tennis courts, all of which are controlled by the Harrold 
Centre. The strong indication is that, for planning and community acceptability 
reasons, these sites should not be considered further for allocation.   
 



 
(b) The Summary Document provides further details of the constraints with Sites 139, 

140 and 482, together with details of a further site that was originally submitted in 
Odell Road, Site 136 (Note: This is an extract from the Summary Document that was 
circulated to all households with the issues/options survey in mid-2019): 

 

• Site 136: Land at 81 Odell Road, Harrold (0.81 hectares), proposed for 10 to 
15 dwellings is not considered suitable for development because of the 
character/visual impacts, the loss of Grade 3 agricultural land, accessibility, 
and highway access (visibility). The development of the site would extend the 
built form of the village north westerly out of character with the immediate 
area and land required for safe highway visibility does not appear to be within 
the site owner’s control. The site is also over 1km from the village centre. It is 
understood that this land has, in any event, been withdrawn from 
consideration by the applicant. The Steering Group could no longer, 
therefore, consider this site for allocation. 
 

• Site 139: Land at Orchard Lane, Harrold (0.7 hectares), proposed for 10 
dwellings. Whilst the site is centrally located with good accessibility and is, 
therefore, sustainable, it is currently used as amenity land and adjacent to 
designated Important Open Space (IOS). The IOS in this case serves two 
important functions – it provides a visual break in the street and acts as a 
transitional space from the built part of the village to the countryside and this 
designation would be compromised with the development of the site. There 
are also limited points to provide highway access to the site and, for these 
reasons, it is not recommended that this site be considered as suitable for 
development. The Steering Group did not, therefore, consider this site to be 
suitable for allocation. 

 

• Site 140: Land at Orchard Lane, Harrold (0.881 hectares), proposed for 15 to 
20 dwellings because the designation as IOS in this location would be 
compromised with the development of the site. The Steering Group did not, 
therefore, consider this site to be suitable for allocation. 

 

• Site 482: Land at Odell Road, Harrold (7.56 hectares), proposed for 60 
dwellings is not considered suitable for development because this site is large 
and development of the site in its entirety would be out of character with the 
immediate built form of Odell Road extending the built form out of the village 
centre into open countryside. Safe highway access points appear limited due 
to the national speed limit along Odell Road, protected trees and proximity to 
an ‘S’ bend. It is approximately 1.4 km from the village centre which makes it 
the least accessible and sustainable than all the sites put forward for 
consideration.  The Steering Group did not, therefore, consider this site to be 
suitable for allocation.  

 

(c) The explanation for Site 710 is provided in the analysis above. The site was withdrawn 
for consideration by the landowner and the Steering Group could no longer, 
therefore, consider this site for allocation. 
 

(d) The issues/option consultation provided residents with an opportunity to further 
consider Sites 137, 138, 139, 140 and 482 for potential allocation, if constraints could 
be resolved, but the community response (see table below) provided overwhelming 



confirmation that these Sites submitted by landowners/agents for potential housing 
should not be allocated for development: 

 

 
 

(e) Sites 137, 138, 139, 140 and 482 have no current development status and, unless the 
identified site constraints can be overcome to the satisfaction of the Local Planning 
Authority, the potential for development is considered to be limited. 
 

12. Policies Map: Whilst the Policies Map is considered adequate, the Parish Council has provided 
indicative site layouts from the developers (attached). Note that Site 140 (land at Orchard 
Lane) shows the development at 6 dwellings, however the site has the capacity to deliver the 
proposed 8 dwellings. 
 

13. Environment Agency Advice: The Strategic Environmental Assessment (SEA) Screening Report 
was submitted to the three statutory consultation bodies (Historic England, Environment 
Agency, and Natural England) in February 2020, with a copy of the draft Harrold NDP that 
identified at that time the following land allocations: 
 

• Site 143: Land at Odell Road, Harrold 11 dwellings  

• Site 579: Land east of Orchard Lane, Harrold 6 dwellings 

• Site 606: Land at Priory Farm, Harrold 13 dwellings 
 
Historic England and Natural England responded prior to the deadline for responses on 27 
March 2020 confirming that the preparation of a full Strategic Environmental Assessment 
would not be required. Further communication took place with The Environment Agency to 
ensure that a response was obtained and, on 28 January 2021, The Environment Agency 
confirmed with the conclusions that an SEA was not required.  
 
In addition to consulting residents, the statutory 6-week pre-submission consultation of the 
NDP was submitted to a number of consultation bodies during week commencing 14 
September 2020, including statutory consultees relevant to Section 1 of the Neighbourhood 
Planning Regulations. This included The Environment Agency but no response was obtained. 
No specific advice has been received in respect of Policy NDP3 which allocates land for 
development in Orchard Lane, Harrold, on a site where representations refer to localised 
flooding events. It is considered to be of relevance that the original site assessment identifies 
the northern part of site as in flood zone although this is not, however, part of the land now 
being allocated for development. 
 

14. Flood Risk Assessments: There have been no flood risk assessments carried out in respect of 
the proposed housing allocations in the Plan. An SEA Screening Report was submitted to the 
three statutory consultation bodies (Historic England, Environment Agency, and Natural 
England), in February 2020, with a copy of the draft Harrold NDP. Responses from these 
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bodies, as identified in (8) above confirmed that the preparation of a full Strategic 
Environmental Assessment would not be required.  
 

15. Catesby Estates Representations: There is a degree of sympathy with the representations 
made by the Catesby Estates that, having regard to the site constraints, the allocated site at 
Odell Road, Harrold under policy NDP2 shown on the Policies Map may be inadequate in size 
to accommodate the increased allocation to 17 houses. There is, therefore, a preparedness to 
increase the size of the allocated size to enable some development at depth. The key point is 
that the development should, as far as possible, be in keeping with the existing development 
along the road. 
 

16. Consultation Report: It is acknowledged that the Consultation Report sets out at paragraph 
3.17 the reasons for the deletion from the submission Plan of the Priory Farm housing 
allocation, proposed in the draft Plan subject to the Regulation 14 consultation, and the 
increase in dwelling numbers in Policies NDP2 and NDP3.  The withdrawal of this land occurred 
very late and following the close of the Regulation 14 consultation. No further consultation 
was carried out prior to submission of the NDP to the Local Planning Authority but the 
redistribution of housing to the two remaining sites was consistent with the community 
feedback in relation to preferred distribution patterns obtained during the issues/options 
consultation in 2019. Further public consultation will be carried out as part of the Regulation 
16 consultation on the submitted Plan.  Both sites had, however, been originally submitted as 
part of the “call for sites” process for in excess of the allocated numbers and, as such, there 
were no concerns over site capacity. 
 
The Local Planning Authority had confirmed, by e-mail on 15 October 2020, that in order to 
be in general conformity with Local Plan 2030 strategic Policy 4S [Amount and distribution of 
housing development] the Harrold NDP must allocate between 25-50 dwellings in the plan 
period up to 2030 (25 is a minimum not an average). Failure to do this could mean that the 
NDP does not meet the relevant basic condition and, as a result, could not proceed and be 
‘made’.  The Local Planning Authority further advised that the decision about whether to re-
consult on the changed plan is for the Neighbourhood Plan Steering Group and the Parish 
Council to consider; although the Local Planning Authority confirmed that they were not 
aware of any Regulation to cover these circumstances. However, it is relevant that if the 
allocated sites change (i.e. if an alternative site were to be considered at this stage), the 
Strategic Environmental Assessment would need to be revisited and consultation with the 
statutory bodies would need to be undertaken before the plan is submitted. This would have 
had significant time implications. 

 
17. Paragraph 3.3.6: It is acknowledged that, in respect of paragraph 3.3.6, there some words 

missing in the second sentence. This has now been amended to read correctly.  
 

18. Paragraph 3.6.3: It is acknowledged that, in respect of paragraph 3.6.3, the reference should 
be to Local Plan policy 75 not policy 78. This has now been corrected.  
 

19. Glossary of Terms: It is acknowledged that, in respect of the Glossary of Terms, a number of 
the definitions are not consistent with those in the Glossary annexed to the NPPF. These have 
now been amended and updated.   
 

20. Human Rights: The Basic Conditions Statement includes a section on Human Rights. It explains 
how the qualifying body has approached the preparation of the NDP (see also consultation 
statement) and that an Equalities Impact Assessment identifies a positive impact on those 



with protected characteristics. In that respect it has had regard to the European Convention 
on Human Rights and complies with the Human Rights Act 1998. 21.   
 

21. Odell Parish: The smaller scale curtilage development has received good support from the 
local community. The majority of Odell residents have no immediate relationship with the 
proposed allocation in Odell Road, Harrold, nor do Odell residents have any relationship with 
the other site for 8 dwellings that is proposed for allocation in Orchard Lane, Harrold. 
Residents of Odell do not have to take into account the impact of the development on Harrold 
overall and thus could take a restricted view given the proximity of the small number of 
residents in Little Odell. The Parish Council is, therefore, concerned that it could be 
disproportionate for the wider residents of Odell, the majority of whom live at the Sharnbrook 
end of the village some distance from Harrold itself, to have a say in the housing allocations 
in Harrold overall and that such inclusion could thus lead to a distorted result. The Parish 
Council therefore does not support a general widening of the referendum boundaries. The 
Parish Council, of course, fully understands that the referendum boundaries will appear 
somewhat arbitrary for residence living directly opposite to the development site on Odell 
Road who, naturally, will feel directly impacted by the development. A representative of the 
area joined the NDP Steering Group for a period of time and the Parish Council was robust in 
its objections to the large-scale development that would have been totally out of character 
for the area and it would have had the most unacceptable highway and environmental impact. 
The application was dismissed by the Appeal Inspector and the proposed NDP allocation is 
now for a much more suitable smaller scale allocation that respects the linear nature of the 
existing development and overall delivers the housing which Harrold is required to supply 
under the Local Plan. The Parish Council is very concerned that any change in the referendum 
boundaries, especially at this late stage, could open avenues for a later legal challenge of the 
final Neighbourhood Development Plan unless there is either a recognised precedent for 
widening referendum boundaries at the final stage of the process, or this step is directly 
backed by all relevant legislation. The Parish Council has not obtained legal advice on this 
matter. In the absence of legal certainty the Parish Council therefore is unable to support a 
widening of the referendum boundaries to a small number of Odell residents. Please note that 
Odell Parish Council were requested for comment at the Regulation 14 consultation stage, but 
no response was submitted.  

 
 
 


