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Introduction
In preparation of the proposed Harrold Neighbourhood Plan, Matodesign was instructed to carry out
residential site assessments on behalf of Harrold Parish Council in September 2016. The sites considered
are those put forward to the Borough Council as part of their proposed new Local Plan. The Local Plan
will set out how much growth there should be in the borough in coming years (housing, jobs and
associated infrastructure) and where it should take place. The Harrold Neighbourhood Plan will enable
residents of Harrold Parish to have their say about where they believe development should be located in
their village.
The assessment of sites is intended to assist parishioners understand each proposed site option and
identify any issues that may prevent or limit the extent of development.
This is a revised version of the original site assessment report originally prepared in October 2017. This
was revised to include an additional site put forward during the Local Plan 2035 consultation period
from early 2017.

The National Planning Policy Framework
This document sets out the Government’s nationwide planning policies and objectives. The following
paragraphs are taken from the NPPF and are provided to give some general context to the
neighbourhood plan process 1. The National Planning Policy Framework sets out the Government’s planning policies for England and
how these are expected to be applied. It sets out the Government’s requirements for the planning system
only to the extent that it is relevant, proportionate and necessary to do so. It provides a framework
within which local people and their accountable councils can produce their own distinctive local and
neighbourhood plans, which reflect the needs and priorities of their communities.
6. The purpose of the planning system is to contribute to the achievement of sustainable development.
The policies in paragraphs 18 to 219, taken as a whole, constitute the Government’s view of what
sustainable development in England means in practice for the planning system.
7. There are three dimensions to sustainable development: economic, social and environmental. These
dimensions give rise to the need for the planning system to perform a number of roles:
● an economic role – contributing to building a strong, responsive and competitive economy, by
ensuring that sufficient land of the right type is available in the right places and at the right time to
support growth and innovation; and by identifying and coordinating development requirements,
including the provision of infrastructure;
● a social role – supporting strong, vibrant and healthy communities, by providing the supply of housing
required to meet the needs of present and future generations; and by creating a high quality built
environment, with accessible local services that reflect the community’s needs and support its health,
social and cultural well-being; and
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● an environmental role – contributing to protecting and enhancing our natural, built and historic
environment; and, as part of this, helping to improve biodiversity, use natural resources prudently,
minimise waste and pollution, and mitigate and adapt to climate change including moving to a low
carbon economy.
14. At the heart of the National Planning Policy Framework is a presumption in favour of sustainable
development, which should be seen as a golden thread running through both plan-making and decisiontaking.
16. The application of the presumption will have implications for how communities engage in
neighbourhood planning. Critically, it will mean that neighbourhoods should:
● develop plans that support the strategic development needs set out in Local Plans, including policies
for housing and economic development;
● plan positively to support local development, shaping and directing development in their area that is
outside the strategic elements of the Local Plan; and
● identify opportunities to use Neighbourhood Development Orders to enable developments that are
consistent with their neighbourhood plan to proceed.

Housing numbers
The Strategic Housing Land Availability Assessment (SHLAA) undertaken by the Borough Council in
December 2015 in preparation for the new Local Plan 2032 identified a need for 17,672 additional
dwellings over the plan period 2012-32. The Development Strategy and Site Selection Methodology
Background Paper subsequently published by the Borough Council in September 2015 confirmed that
Group 2 villages (including Harrold) should each expect land allocations to accommodate between 50
and 150 additional dwellings (an average of 100). Since then, the Borough Council decided to extend the
Local Plan period to 2035 and this resulted in a second call for sites and a review of the SHLAA. At the
time of writing, the Borough Council’s evaluation of sites and SHLAA have not been published. However,
it is anticipated that the change to the local plan period is not likely to result in a significant increase in
further dwellings for Group 2 villages. It should be noted that the Local Plan is only in draft stage and the
aforementioned Strategy is not adopted. Further details about the Local Plan 2035 can be found on the
Borough Council’s website here http://www.bedford.gov.uk/environment_and_planning/planning_town_and_country/planning_policy__its_
purpose/local_plan_2035.aspx

The sites
The two ‘call for sites’ processes undertaken by the Borough Council in 2014 and 2015, resulted in a
total of 12 sites being put forward for consideration in Harrold. Of those 12 sites, one was for a solar
farm. The remaining 11 were for residential development and two of those sites were duplicate or
similar site applications. You can find details of each proposed site including a location plan on the
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Bedford Borough website here http://edrms.bedford.gov.uk/PlanningBrowse.aspx?id=7nVoOrB4tQyGwqgje2ZGxA%3d%3d
An additional site – Town Farm (710) – was proposed during the Council’s Local Plan Consultation
carried out in early 2017. This is included in this revised version of the site assessment report.
The sites are listed as follows. The initial number is the Borough Council’s site number –
136 – Land at 81 Odell Road
137 – Land at Brook Lane and recreation ground
138 – Land at Brook Lane
139 – Land at Orchard Lane (Site 1)
140 – Land at Orchard Lane (Site 2)
141 – Rear or 66-72 High Street (Site B)
142 – Rear or 66-72 High Street Roman Paddock (Site A)
143 – Site 1 Land at Odell Road, Little Odell
482 – Site 2 Land at Odell Road, Little Odell
554 – Land off Dungee Road
579 – Land East of Orchard Lane
606 – Land at Priory Farm
710 – Town Farm

The method of assessment
This was a desk top assessment only. Each site has been assessed against its suitability, availability and
achievability, and acceptability as required by paragraph 47 of the National Planning Policy Framework
and Neighbourhood Planning Regulations. A standard method of assessment known as RAG (Red,
Amber, Green) has been used to score site constraints, local or national land designations, and other
planning policies, history and criteria to ascertain each sites suitability for development. If a constraint is
identified and is considered to be a fundamental and unresolvable, then it is scored 1 (Red). Where
there is a constraint which may affect the development of a site or part of a site, it is scored 2 (Amber).
In instances where no constraint is identified, then it is scored 3 (Green).
The RAG results should be used as a guide only. Each site assessment contains a ‘Concluding
recommendation’ which attempts to weigh up all of the planning constraints and considerations
identified and draw out the key and sometimes minor differences between the sites (i.e. the distance
from or accessibility to a site the village centre, its sustainability or problematical and fundamental
technical issues such as absence of safe highway access or an Important Open Space designation). It is
Matodesign 18 Grove Place Bedford MK40 3JJ

suggested therefore that the Steering Group considers both the RAG score and ‘Concluding
recommendation’ together.

Findings
From the table below you will see that the RAG site scores are quite close. The scoring process
undertaken was quite ridged and there should be a correlation between any identified site constraint,
comments and the score given (see above). The majority of assessments related to 'green field' sites,
which rarely have many, if any, complex constraints. As many of these sites were relatively large,
constraints on small parts of a site would not necessarily preclude its development as a whole (i.e. parts
of the site might need to be omitted). Of course, the findings are recommendations only and are not
binding on the Parish.

Site
Site name
reference
141
Rear of 66-72 High
Street (Site B)
142
Rear of 66-72 High
Street (Site A)
138
Land at Brook Lane
137
Land at Brook Lane &
Recreation Ground
710
Town Farm
579
Land East of Orchard
Lane
606
Land at Priory Farm
140
Land at Orchard Lane
(Site 2)
139
Land at Orchard Lane
(Site 1)
143
Land at Odell Road,
Little Odell (site 1)
482
Land at Odell Road,
Little Odell (site 2)
136
Land at 81 Odell Road
(S)
554
Land off Dungee Road

No. of
dwellings
3

RAG score

Comment

52

GREEN

3

52

GREEN

15
30 estimated

51
50

20
135

50
48

AMBER
AMBER

150
15-20

47
48

AMBER
RED

10

48

RED

40

50

RED

60

46

RED

10-15

46

RED

N/A

Solar
photo
voltaic site

NOT SCORED

Duplicate site
Duplicate site

(see separate
report from
Bedford
Borough
Council)
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Recommendation

GREEN
GREEN

GREEN – recommends that site should be supported
AMBER – recommends that the site should be considered further
RED – recommends that the site is unsuitable

Data sources
The following websites were used to collect the data for these site assessments –
Borough Maps –
http://apps.bedford.gov.uk/lvplanning/
http://www.bedford.gov.uk/environment_and_planning/countryside/public_rights_of_way/online_map
s_localview_fusion.aspx
Central Bedfordshire website http://www.centralbedfordshire.gov.uk/planning/minerals-waste/framework/policies.aspx
Google Maps –
https://www.google.co.uk/maps
Old Maps –
https://www.old-maps.co.uk/#/
Environment Agency website –
http://apps.environment-agency.gov.uk/wiyby/37837.aspx
Heritage Gateway –
http://www.heritagegateway.org.uk/gateway/
Magic Map Application –
http://magic.defra.gov.uk/
Bedford Borough Council’s Important Open Space Review (2009) as part of the Allocations and
Designations Plan submission http://edrms.bedford.gov.uk/OpenDocument.aspx?id=3Y19D%2fwfzdEmSue5%2bd65lw%3d%3d&name
=Harrold.pdf
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Harrold Village Policy Map (as prepared and published by Bedford Borough Council)

Source - http://www.bedford.gov.uk/environment_and_planning/planning_town_and_country/planning_policy__its_purpose.aspx

Author: Peter Bull DipTP MRTPI
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Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description
Current Use
Proposed Use
Gross site area (Ha)
Suitability

Availability
Achievability
Acceptability
Concluding
recommendation

Total RAG score

136
Land at 81 Odell Road, Harrold
The site is south west of the junction of Odell Road and High Street (Odell). It is immediately
adjacent a designated County Wildlife Site.
Residential land to the front and large paddock to the rear.
Residential development of 10-15 dwellings.
0.81
The site is located the north east side of the village. The front of the site including the
existing dwelling and a small part of the rear and side garden is within the Settlement Policy
Area (SPA). However, the larger rectangular area of the site is within open countryside and
development of this area would be considered out of character with the general linear
development of this part of Odell Road. It is classified Grade 3 agricultural land. A footpath
on the eastern side of Odell Road links the site to the main built up area of the village which
is approximately 1 km away. There is some doubt as to whether satisfactory highway
visibility splays can be achieved to serve a development for this type and scale. The site is
unlikely to be suitable for development due the foregoing.
The land is put forward as being available.
Development of the site for residential purposes appears to be achievable subject to
suitable highway visibility splays being achievable.
The site is considered undesirable for development.
The key issues to developing this site are 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. Whilst it will be
necessary to consider the loss of some local Grade 3 agricultural land depending on housing
need, these aforementioned constraints and particularly the absence of any proven safe
highway visibility for the site (which is fundamental as to whether the site can be safely
developed for residential purposes), cumulatively make this an inappropriate site for
residential development.
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Site Assessment – Key Considerations
Site Name:

Land at 81 Odell Road

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 57

Borough Maps and
Defra ‘Magic’
website

No designations

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar
(Conservation (Natural Habitats)

Regs 1994, Sites of Importance for
Nature Conservation
Is the site or does the site contain a
local nature reserve or a local
geological site?
Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,
and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?
Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield
Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination

Mineral resources on site

Borough Maps

No

3

Agricultural Land
Classification Maps
– Defra ‘Magic’
website

Paddock maybe considered to
be Grade 3 land.

2

Call for sites
submission and
Google Maps

No

1

Heritage Gateway
and Borough Maps

No historic designations

3

Borough Maps

No

3

Google maps

Yes

2

Google Maps

No

3

Environment
Agency website

No

3

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk

No

3

No known contamination
although the old OS maps of
the site indicate that the rear
part of the site was used as a
gravel pit and lime kiln.
Contamination could be dealt
with through remediation if
necessary.
No

2

Central
Bedfordshire
website

3

Highway access to site

Google maps

Yes although development of
the site appears to be
dependent on land in third
party control for visibility
splays. Existing on street car
parking adjacent to the access
may also need to be restricted
to maintain adequate visibility.

1

Footpaths, Rights of Way, Byways
Accessibility to services

Borough maps
Google maps

There is a footpath which links
the site to the main built up
part of the village. Distance
from site to The Green is
1.1km.

3

Google maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Visual and landscape impact

Environment
Agency website and
Google Maps

2

Relevant planning history or
policies?

Borough Maps

The character of Odell Road is
linear development. The
development of the rear
rectangular area of the
proposed site would be out of
character with Odell Road.
No.

Call for sites
submission

No ownership or legal issues
known.

3

Call for sites
submission

No specific constraints to
development. Low probability
of viability issues

3

Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

Not scored.
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Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description
Current Use
Proposed Use
Gross site area (Ha)
Suitability

Availability
Achievability
Acceptability
Concluding
recommendation

Total RAG score

137
Land off Brook Lane, Harrold, MK43 7BW
The ‘L’ shaped site is located to the rear of the existing village hall and wraps around the
rear boundaries of properties known as 2-40 Brook Lane.
Paddock, community centre and tennis courts.
Residential development to include older person housing and extended community centre
and car park. Relocated tennis courts and new pavilion.
1.305
The site is located to the west of the village post office and store at the junction with the
High Street. The existing village hall, play area and tennis courts are located within the
Settlement Policy Area (SPA) of the village. The land is classified Grade 3 agricultural land.
The larger area of the site to the east is located within open countryside although it does
adjoin the SPA to the east, west and south. The part of the site fronting the Brook Lane is
within the Conservation area. The site is bounded to the west and south by existing
residential development. This development and the farm buildings and residential scheme
to the east (Roman Paddock) currently creates a ‘U’ shaped area which on plan form
appears like a natural extension to the village. The development of the paddock would
‘round off’ this area and due to the presence of existing residential sites abutting and
adjacent the site would not appear unduly prominent or harmful in an open countryside
context. It is located within the core of the village close to local services. The existing play
area and land behind the village hall are located within a designated Important Open Space
(IOS) marked ‘D’ on the Borough Council’s policy map. The space has been designated as
such as it provides ’visual relief in an otherwise built up area punctuating the street scene’.
The retention of the play area would not compromise the function of the IOS. The
extension of the village hall is to the rear of the existing building where views from the
Brook Lane into the open space are more limited. The extension is also very modest in size.
For these reasons the extension should not unduly affect the function of the IOS. Similarly,
the development of a car park to the rear of the village hall on the current tennis court site
will change the views into the IOS from Brook Lane but as no building or structures are
proposed, the primary function of the IOS – providing visual relief – should not be
compromised. Overall, the site is considered suitable for development.
The land is put forward as being available.
Development of the site for residential purposes appears to be achievable subject to
suitable highway access being deliverable.
The site could be considered appropriate for development.
The key issues/constraints surrounding the potential development of this site are impact on
the conservation area, the loss of grade 3 agricultural land, impact on trees and adequate
highway access. The first three issues can most likely be addressed or mitigated. However,
the access issue is unclear as although advice and general support was given by the former
County Council Highways Officer this was 11 years ago and new statutory highway guidance
has been published in 2007 and 2010. Setting aside the planning gain offered as part of this
allocation request, providing the Highway access arrangement can be confirmed as being
acceptable this site appears to be a good option. The Parish Council may wish to consider
undertaking a Housing Needs Survey (if they haven’t already instructed one to be
undertaken) and/or local consultation to establish whether there is an identified need
locally for the sort of specialised accommodation proposed on this site.
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Site Assessment – Key Considerations
Site Name:

Land off Brook Lane, Harrold, MK43 7BW

Topic

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar
(Conservation (Natural Habitats)
Regs 1994, Sites of Importance for
Nature Conservation
Is the site or does the site contain a
local nature reserve or a local
geological site?
Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,
and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?
Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield
Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 57

Borough Maps and
Defra ‘Magic’
website

No designations

3

Borough Maps

No

3

Agricultural Land
Classification Maps
– Defra ‘Magic’
website

Paddock should be considered
to be Grade 3 land.

2

Call for sites
submission and
Google Maps

No

1

Heritage Gateway
and Borough Maps

Village Hall and play area are
within Harrold Conservation
Area. Tennis courts are
adjacent the Conservation
Area.

2

Borough Maps

No

3

Google maps

Yes

2

Google Maps

No

3

Environment
Agency website

No.

3

Are there any watercourses known
to be running through the site?

Highway access to site

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk
Central
Bedfordshire
website
Google Maps

No. The site is adjacent flood
zone 2 and brook to the
south.

3

No known contamination.

3

No

3

Yes. The Highway advice
provided by the site owners is
from 2005. Since then
statutory guidance Manual for
Streets (2007) and Manual for
Streets 2 (2010) have been
published. The access
requirements may therefore
have altered and this should
be considered.
No. Footpath 3 runs along
eastern boundary of site.
Yes. The site is centrally
located.

2

Footpaths, Rights of Way, Byways

Borough Maps

Accessibility to services

Google Maps

Google Maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Visual and landscape impact

OS and Google
Maps

2

Relevant planning history or
policies?

Borough Maps

The larger rectangular area is
outside but adjoining the SPA
(technically it is in open
countryside). However, the
character of this part of
Harrold is built up and the
development of the site as
illustrated on the concept plan
would have minimal visual and
landscape impacts.
Yes. Part of the site is
designated an Important Open
Space (area ‘D’) in the
Allocations and Designations
Plan (policy AD40).
Yes.

3

Land contamination

Mineral resources on site

Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –

Call for sites
submission

3
3

Not scored.

Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

Call for sites
submission

No known constraints to
development. Low probability
of viability issues

3

50

Note - The Important Open Space details are taken from the Borough Council’s Important Open Space Review
(2009) as part of the Allocations and Designations Plan submission. Open space ‘C’ designated because ‘the gap
provides visual relief in another wise built up area punctuating the street scene.’

Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description
Current Use
Proposed Use
Gross site area (Ha)
Suitability

Availability
Achievability
Acceptability
Concluding assessment

Total RAG score

138
Land off Brook Lane, Harrold, MK43 7BW
This rectangular shaped site is located to the rear of the existing tennis courts and open
space and extends to the rear boundaries of properties known as 2-40 Brook Lane.
Paddock/agricultural.
Residential development consisting of 15 houses.
0.9
The site is located to the west of the village post office and store adjacent to the junction
with the High Street. The land is designated Grade 3 agricultural land. The site is located
within open countryside although it does adjoin the Settlement Policy Area (SPA) to the
east, west and south. The site is bounded to the west and south by existing residential
development. This development and the farm buildings and residential scheme to the east
(Roman Paddock) currently creates a ‘U’ shaped area which on plan form appears like a
natural extension to the village. The development of the paddock would ‘round off’ this
area and due to the presence of existing residential sites abutting and adjacent the site
would not appear unduly prominent or harmful in an open countryside context. It is located
within the core of the village close to local services. The adjacent open space, play area and
tennis courts are located within a designated Important Open Space (IOS) marked ‘D’ on the
Borough Council’s policy map. The space has been designated as such as it provides ’visual
relief in an otherwise built up area punctuating the street scene’. A highway access is not
illustrated although the site information states that a new access will be provided off Brook
Lane. The development of the site and the provision of a new access (subject to details
being provided) should not compromise the IOS designation. Overall, the site is considered
suitable for development.
The land is put forward as being available.
Development of the site for residential purposes appears to be achievable subject to
suitable highway access being deliverable.
The site could be considered appropriate for development.
The key issues/constraints surrounding the potential development of this site are impact on
the conservation area, the loss of grade 3 agricultural land, impact on trees and adequate
highway access. The first three issues can most likely be addressed or mitigated. However,
the access issue is unclear. Providing the proposed highway access details can be confirmed
as being acceptable, then this site is considered to be a good option.
51/57

Site Assessment – Key Considerations
Site Name:

Land off Brook Lane, Harrold, MK43 7BW

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 57

Borough Maps and
Defra ‘Magic’
website

No designations

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,

Special Protection Area, Ramsar
(Conservation (Natural Habitats)
Regs 1994, Sites of Importance for
Nature Conservation
Is the site or does the site contain a
local nature reserve or a local
geological site?
Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,
and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?
Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield
Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination

Mineral resources on site

Highway access to site

Borough Maps

No

3

Agricultural Land
Classification Maps
– Defra ‘Magic’
website

Paddock maybe considered to
be Grade 3 land.

2

Call for sites
submission and
Google Maps

No

1

Heritage Gateway
and Borough Maps

No. Adjacent village hall and
play area are within Harrold
Conservation Area. Tennis
courts are adjacent the
Conservation Area.

2

Borough Maps

No

3

Google Maps

Yes

2

Google Maps

No

3

Environment
Agency website

No.

3

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk
Central
Bedfordshire
website
Google Maps

No. The site is adjacent flood
zone 2 and brook to the
south.

3

No known contamination.

3

No

3

Yes. A new access is proposed.
However, no details of this has
been provided.

2

Footpaths, Rights of Way, Byways

Borough Maps

No. Footpath 3 runs along
eastern boundary of site.
Yes. The site is centrally
located.

3

Accessibility to services

Google Maps

Google Maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Visual and landscape impact

OS and Google
Maps

2

Relevant planning history or
policies?

Borough Maps

The site is outside but
adjoining the SPA (technically
it is in open countryside).
However, the character of this
part of Harrold is built up and
the development of the site
could provide a natural
extension to the village with
minimal and visual impacts.
No. The adjacent play area
and tennis courts are
designated an Important Open
Space (area ‘D’) in the
Allocations and Designations
Plan (policy AD40).

Call for sites
submission

Yes.

3

Call for sites
submission

No known constraints to
development. Low probability
of viability issues

3

Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

3

Not scored.
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Note - The Important Open Space details are taken from the Borough Council’s Important Open Space Review
(2009) as part of the Allocations and Designations Plan submission. Open space ‘C’ designated because ‘the gap
provides visual relief in another wise built up area punctuating the street scene.’

Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description

139

Current Use
Proposed Use
Gross site area (Ha)
Suitability

Amenity (agricultural) land
Residential development of 10 dwellings
0.7
This green field site is located the north west side of the village adjoining the Settlement
Policy Area (SPA). It is within the conservation area, is adjacent a listed building (The
Mansion) and it contains a number of unprotected trees. It is well connected to existing
village facilities. The site excludes but is adjacent to a designated Important Open Space
(IOS) in the current development plan which provides both a visual break in the street and
serves as a transitional space from the built part of the village to the countryside beyond.
The site abuts the public highway at the very northern and southern ends of the site. Whilst
the majority of the constraints would not necessarily preclude the development of this site,
its development would compromise its function as an IOS (transitional space element
particularly). The designation would also limit the possibility of the provision of safe
highway access to the site. For these reasons the site is not considered to be suitable for
residential development.
The land is put forward as being available.
Development of the site for residential purposes appears to be achievable subject to
suitable highway access being demonstrated.
The site is not considered an acceptable site for development.
The site is centrally located with good accessibility and is therefore sustainable. The various
technical constraints would not necessarily preclude the residential development of the
site. The exclusion of the designated IOS from the site was intended to simplify the site
assessment process. However, the IOS in this case serves two 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. This designation would be compromised with the development of the site.
Also, there are limited points to provide highway access to the site (due to the omission of
the IOS land). For these reasons, it is not recommended that this site be considered as
suitable for development.
48/57

Availability
Achievability
Acceptability
Concluding
recommendation

Total RAG score

Land at Orchard Lane, Harrold
The site is to southern end of Orchard Lane on the western side.

Site Assessment – Key Considerations
Site Name:

Land at 81 Odell Road

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 57

Borough Maps and
Defra ‘Magic’
website

No designations

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar

(Conservation (Natural Habitats)
Regs 1994, Sites of Importance for
Nature Conservation
Is the site or does the site contain a
local nature reserve or a local
geological site?

Borough Maps

No

3

Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,
and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?

Agricultural Land
Classification Maps
– Defra ‘Magic’
website

Yes. Grade 3 land.

2

Call for sites
submission and
Google Maps

No

1

Heritage Gateway
and Borough Maps

Yes. The site is within the
conservation area. The
Mansion immediately due
west of the site is grade II
listed.

2

Borough Maps

No

3

Google Maps

Yes

2

Google Maps

No

3

Environment
Agency website

No

3

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk
Central
Bedfordshire
website
Google Maps

None known.

3

No known contamination.

3

No

3

Yes although the site only
abuts the Orchard Lane at the
northern and southern ends.

2

Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield
Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination

Mineral resources on site

Highway access to site

Footpaths, Rights of Way, Byways
Accessibility to services
Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

Borough Maps
Google Maps

This will limit access points
and could pose some visibility
issues.
None.
There is no public footpath
along Orchard Lane.

3
2

Google Maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Visual and landscape impact

Environment
Agency website,
Borough Maps and
Google Maps

1

Relevant planning history or
policies?

Borough Maps

The character of Orchard Lane
is linear development.
Although the number of units
proposed will be relatively low
(10) and this is most likely to
be frontage development in
character with the Lane, the
frontage areas of the site are
designated an important open
space (IOS) (see below). The
designation serves as both a
gap in a built up frontage and
also a transitional space from
the built part of the village to
the countryside beyond. It
would not be possible to
develop this site without
compromising this
designation.
Yes. The areas fronting the
highway are designated an
Important Open Space (area
‘F’) in the Allocations and
Designations Plan (policy
AD40).

Call for sites
submission

No ownership or legal issues
known.

3

Call for sites
submission

No specific constraints to
development. Low probability
of viability issues

3

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?

Not scored.

TOTAL SCORE

48

Note - The Important Open Space details are taken from the Borough Council’s Important Open Space Review
(2009) as part of the Allocations and Designations Plan submission. Open space ‘F’ designated because ‘the gap
provides visual relief in another wise built up area punctuating the street scene and ‘it assists the transition between
village and countryside providing a soft edge to the village which is pleasing visually’.

Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description

140

Current Use
Proposed Use
Gross site area (Ha)
Suitability

Amenity (agricultural) land
Residential development of 15-20 dwellings
0.881
This green field site is located the north west side of the village adjoining the Settlement
Policy Area (SPA). It is within the conservation area, is adjacent a listed building (The
Mansion), is classified Grade 3 agricultural land and contains a number of unprotected
trees. It is well connected to existing village facilities. The site includes a designated
Important Open Space (IOS) in the current development plan which provides both a visual
break in the street and serves as a transitional space from the built part of the village to the
countryside beyond. The site abuts the public highway along the street frontage. Whilst the
majority of the constraints would not necessarily preclude the development of this site, its
development would compromise its function as an IOS (transitional space element
particularly). The designation would also limit the possibility of the provision of safe
highway access to the site. For these reasons the site is not considered to be suitable for
residential development.
The land is put forward as being available.
Development of the site for residential purposes appears to be achievable subject to
suitable highway access being demonstrated.
The site is not considered an acceptable site for development.
The site is centrally located with good accessibility and is therefore sustainable. The various
technical constraints would not necessarily preclude the residential development of the
site. The IOS in this case serves two 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. This
designation would be compromised with the development of the site. For these reasons, it
is not recommended that this site be considered as suitable for development.
48/57

Availability
Achievability
Acceptability
Concluding
recommendation

Total RAG score

Land at Orchard Lane, Harrold
The site is to southern end of Orchard Lane on the western side.

Site Assessment – Key Considerations
Site Name:

Land at 81 Odell Road

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 57

Borough Maps and
Defra ‘Magic’
website

No designations

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar
(Conservation (Natural Habitats)
Regs 1994, Sites of Importance for
Nature Conservation

Is the site or does the site contain a
local nature reserve or a local
geological site?

Borough Maps

No

3

Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,
and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?

Agricultural Land
Classification Maps
– Defra ‘Magic’
website

Yes. Grade 3 land.

2

Call for sites
submission and
Google Maps

No

1

Heritage Gateway
and Borough Maps

Yes. The site is within the
conservation area. The
Mansion immediately due
west of the site is grade II
listed.

2

Borough Maps

No

3

Google Maps

Yes

2

Google Maps

No

3

Environment
Agency website

No

3

None known.

3

No known contamination.

3

No

3

Highway access to site

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk
Central
Bedfordshire
website
Google Maps

2

Footpaths, Rights of Way, Byways
Accessibility to services

Borough Maps
Google Maps

Yes. However, this would need
to be through the designated
Important Open Space (IOS).
None.
There is no public footpath
along Orchard Lane.

Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield
Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination

Mineral resources on site

3
2

Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

Google Maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Visual and landscape impact

Environment
Agency website,
Borough Maps and
Google Maps

1

Relevant planning history or
policies?

Borough Maps

The character of Orchard Lane
is linear development.
Although the number of units
proposed will be relatively low
(10) and this is most likely to
be frontage development in
character with the Lane, the
frontage areas of the site are
designated an important open
space (IOS) (see below). The
designation serves as both a
gap in a built up frontage and
also a transitional space from
the built part of the village to
the countryside beyond. It
would not be possible to
develop this site without
compromising this
designation.
Yes. The areas fronting the
highway are designated an
Important Open Space (area
‘F’) in the Allocations and
Designations Plan (policy
AD40).

Call for sites
submission

No ownership or legal issues
known.

3

Call for sites
submission

No specific constraints to
development. Low probability
of viability issues

3

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

Not scored.
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Note - The Important Open Space details are taken from the Borough Council’s Important Open Space Review
(2009) as part of the Allocations and Designations Plan submission. Open space ‘F’ designated because ‘the gap
provides visual relief in another wise built up area punctuating the street scene and ‘it assists the transition between
village and countryside providing a soft edge to the village which is pleasing visually’.

Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description

141

Current Use
Proposed Use
Gross site area (Ha)
Suitability

Vacant land
Residential development of 3 dwellings
0.041
The site is located within the main built up area of the village and is within the Settlement
Policy Area. It is located within the Harrold Conservation Area and is adjacent a listed
building. The site is ideally located close to existing village services. The historic constraints
should not prevent development of the site. Although the site is relatively small, it would
contribute to the housing supply. On balance, there are no reasons why the development of
this site should be resisted.
The land is put forward as being available.
Development of the site for residential purposes appears to be achievable.
The site could be considered appropriate for development.
The constraints are not unduly onerous and due to its immediate proximity to the village
centre and services. There are no reasons to resist the allocation of this site for residential
purposes.
52

Availability
Achievability
Acceptability
Concluding assessment
Total RAG score

Land rear of 66-72 High Street, Harrold (B)
The site is on the south side of the brook to the west as you enter Roman Paddock

Site Assessment – Key Considerations
Site Name:

Land rear of 66-72 High Street, Harrold (B)

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 57

Borough Maps and
Defra ‘Magic’
website

No designations

3

Borough Maps

No

3

Agricultural Land
Classification Maps
– Defra ‘Magic’
website

No

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar
(Conservation (Natural Habitats)
Regs 1994, Sites of Importance for
Nature Conservation
Is the site or does the site contain a
local nature reserve or a local
geological site?
Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,

and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?
Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield

Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination

Mineral resources on site

Highway access to site
Footpaths, Rights of Way, Byways
Accessibility to services
Miscellaneous issues

Call for sites
submission and
Google Maps

Yes

3

Heritage Gateway
and Borough Maps

The site is located within
Harrold Conservation Area.
Town Farm to the west of the
site is Grade II listed. The
larger Bridgman site has
previously been subject to
archaeological investigations
and it is likely that this site is
located within an area of
archaeological interest. None
of the above designations
would prevent the
development from coming
forward.

2

Borough Maps

No

3

Google maps

No.

3

Google Maps

No

3

Environment
Agency website

Yes. Located within Flood
Zone 2. Subject to mitigation
measures, this should not be
an obstacle to development.
None although the brook lies
immediately north of the site.

2

No known contamination
although given previous
industrial use of site, it is
possible that remediation will
be required.
No

3

Yes.

3

Yes.

3

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk

Central
Bedfordshire
website
Google maps
Borough maps
Google maps

3

3

Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

Google maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Any visual or landscape impacts?

Environment
Agency website
and Google Maps

3

Relevant planning history or
policies?

Borough maps

No adverse landscape
impacts. No adverse visual
impacts subject to satisfactory
design.
No

Call for sites
submission

No ownership or legal issues
known.

3

Call for sites
submission

No specific constraints to
development. Low probability
of viability issues.

3

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

Not scored.

52

Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description

142

Current Use
Proposed Use
Gross site area (Ha)
Suitability

Vacant land currently used for informal car parking.
Residential development of 3 dwellings
0.075
The site is located within the main built up area of the village and is within the Settlement
Policy Area. Historically the Borough resisted the development of this site for residential
purposes. However, in 2013 following extensive unsuccessful marketing of the site for
commercial use, planning permission was granted for the development of the site for three
dwellings. In the circumstances, there are no constraints or reasons why the development
of this site should be resisted.
The land is put forward as being available.
Development of the site for residential purposes appears to be achievable.
The site could be considered appropriate for development.
Planning permission has been granted in 2013 for the development of this site for three
dwellings. There are no constraints or reasons to resist the allocation of this site for
residential purposes.
53

Availability
Achievability
Acceptability
Concluding assessment
Total RAG score

Land rear of 66-72 High Street, Harrold (A)
The site is on the north side of the brook to the west as you enter Roman Paddock

Site Assessment – Key Considerations
Site Name:

Land rear of 66-72 High Street, Harrold (A)

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 54

Borough Maps and
Defra ‘Magic’
website

No designations

3

Borough Maps

No

3

Agricultural Land
Classification Maps
– Defra ‘Magic’
website

No

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar
(Conservation (Natural Habitats)
Regs 1994, Sites of Importance for
Nature Conservation
Is the site or does the site contain a
local nature reserve or a local
geological site?
Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,

and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?
Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield
Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination
Mineral resources on site
Highway access to site
Footpaths, Rights of Way, Byways
Accessibility to services
Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?
Any visual or landscape impacts?

Call for sites
submission and
Google Maps

Yes

3

Heritage Gateway
and Borough Maps

Site is located outside but
immediately adjacent to the
Harrold Conservation Area.
Town Farm to the south of the
brook is Grade II listed. The
site is located within an area
of archaeological interest.

3

Borough Maps

No

3

Google Maps

No

3

Google Maps

No

3

Environment
Agency website

Yes. Located within Flood
Zone 2. Subject to mitigation
measures, this should not be
an obstacle to development.
None although the brook lies
immediately south of the site.

2

No known contamination.

3

No.
Yes.

3
3

Yes.

3

Google Maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Environment
Agency website and
Google Maps

No adverse landscape
impacts. No adverse visual
impacts subject to satisfactory
design.

3

Call for sites
submission and
Environment
Agency website
Call for sites form
and Oldmaps.co.uk
Borough maps
Borough and
Google Maps
Borough maps
Google Maps

3

Relevant planning history or
policies?

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

Borough Maps

Yes. Planning permission
granted for three dwellings
under reference
13/01945/FUL (subject to
unilateral planning obligation).

Not scored.

Call for sites
submission

No ownership or legal issues
known.

3

Call for sites
submission

No specific constraints to
development. Low probability
of viability issues

3
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Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description
Current Use
Proposed Use
Gross site area (Ha)
Suitability

Availability
Achievability
Acceptability
Concluding
recommendation

Total RAG score

143
Land at Odell Road, Little Odell
The site is west of the junction of Odell Road and High Street (Odell). It is immediately
adjacent a designated County Wildlife Site.
Amenity (agricultural) land
Residential development of 40 dwellings
4.1
The site is located the north east edge of the village and is classified Grade 3 agricultural
land. It is outside the Settlement Policy Area and is therefore technically in open
countryside. The land immediately fronting the site includes protected trees. The character
of Odell Road is linear residential development. A footpath on the eastern side of Odell
Road links the site to the main built up area of the village although this is approximately 1
km away. An application to develop the site for industrial purposes in 2006 resulted in a
refusal on grounds of inappropriate location, design and unsafe highway access to the site.
Development of this site (due to its size) would be out of character with the general linear
development of this part of Odell Road. Also, due to its distance from the village centre and
likely highway issues, it is not considered to be suitable for residential development.
The land is put forward as being available.
Development of the site for residential purposes maybe be problematic from a highway
perspective.
The site is not considered appropriate for development.
This site is large and if developed in its entirety 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.
Although it is accepted that some loss of Grade 3 agricultural land locally is likely to be
necessary to meet the likely allocated housing allocation, there are other sites closer to the
village centre which are more sustainable with less visual and landscape impacts and
with safer access options that this site.
50/57

Site Assessment – Key Considerations
Site Name:

Land at 81 Odell Road

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 54

Borough Maps and
Defra ‘Magic’
website

No designations

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar
(Conservation (Natural Habitats)

Regs 1994, Sites of Importance for
Nature Conservation
Is the site or does the site contain a
local nature reserve or a local
geological site?
Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,
and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?
Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield
Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination

Mineral resources on site

Borough Maps

No

3

Agricultural Land
Classification Maps
– Defra ‘Magic
website

Site maybe considered to be
Grade 3 land.

2

Call for sites
submission and
Google Maps

No

1

Heritage Gateway
and Borough Maps

No historic designations

3

Borough Maps

2

Google Maps

Yes. There is an area TPO on
trees fronting the site.
No

3

Google Maps

No

3

Environment
Agency website

No. The western boundary is
adjacent to a flood zone 3.

3

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk

None known.

3

No known contamination
although the old OS maps of
the site indicate that part of
the front part of the site was
used as a lime kiln.
Contamination could be dealt
with through remediation if
necessary.
No.

2

Central
Bedfordshire
website

3

Highway access to site

Google Maps

Footpaths, Rights of Way, Byways
Accessibility to services

Borough Maps
Google Maps

Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

Yes. Is adjacent to public
highway. Speed limit changes
across the site frontage
between 30 mph and 60mph.
The site was subject to a
planning application in 2006
which was refused for three
reasons including inadequate
visibility.
None.
There is a footpath which to
the eastern side of the road
which links the site to the
main built up part of the
village. Distance from site to
The Green is approximately
1.1km.

2

3
3

Google Maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Visual and landscape impact

Environment
Agency and Google
Maps

2

Relevant planning history or
policies?

Borough Maps

The character of Odell Road is
linear development. The
development of the rear
rectangular area of the
proposed site would be out of
character with Odell Road.
Yes. Planning application for
storage and distribution
buildings was submitted and
refused in 2006
(06/01754/FUL). Poor
location, design and highways
reasons for refusal.

Call for sites
submission

No ownership or legal issues
known.

3

Call for sites
submission

No specific constraints to
development. Low probability
of viability issues

3

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

Not scored.

50

Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description

482

Current Use
Proposed Use
Gross site area (Ha)
Suitability

Agricultural land
Residential development of 60 dwellings
7.56
The site is located the north east edge of the village and is classified Grade 3 agricultural
land. It is outside and does not adjoin the Settlement Policy Area and is therefore
technically in open countryside. The land immediately fronting the site includes protected
trees. The character of Odell Road is linear residential development. There is no formal
hard surfaced public footpath linking the site to the village which is approximately 1.4 km
away. There are doubts whether a safe access point can be provided to the site from the
public highway. Development of this site (due to its size) would be out of character with
the general linear development of this part of Odell Road. Also, due to its distance from the
village centre, likely highway issues and poor relationship with the existing built up area of
the village, it is not considered to be suitable for residential development.
The land is put forward as being available.
Development of the site for residential purposes maybe be problematic from a highway
perspective.
The site is not considered appropriate for development.
This site is large and if developed 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. Although it is accepted that some loss of Grade 3 agricultural
land locally is likely to be necessary to meet the likely allocated housing allocation, there are
other sites closer to the village centre which are more accessible and sustainable with
less visual and landscape impacts and with safer access options that this site.
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Availability
Achievability
Acceptability
Concluding
recommendation

Total RAG score

Land at Odell Road, Little Odell (B)
The site is north west of the junction of Odell Road and High Street (Odell).

Site Assessment – Key Considerations
Site Name:

Land at 81 Odell Road

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 57

Borough Maps and
Defra ‘Magic’
website

No designations

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar
(Conservation (Natural Habitats)

Regs 1994, Sites of Importance for
Nature Conservation
Is the site or does the site contain a
local nature reserve or a local
geological site?
Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,
and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?
Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield
Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees or
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination

Mineral resources on site

Highway access to site

Borough Maps

No

3

Agricultural Land
Classification Maps
– Defra ‘Magic
website

Yes. Classified Grade 3 land.

2

Call for sites
submission and
Google Maps

No

1

Heritage Gateway
and Borough Maps

No historic designations

3

Borough Maps

2

Google Maps

Yes. There is an area TPO on
trees fronting the north
western boundary of the site.
Yes

Google Maps

No

3

Environment
Agency website

No. The southern boundary is
adjacent to a flood zone 3.

3

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk
Central
Bedfordshire
website
Google Maps

None known.

3

No known contamination.

3

No.

3

Yes. Is adjacent to public
highway. Speed limit is
60mph. This together with
protected trees and proximity

2

2

Footpaths, Rights of Way, Byways

Borough Maps

Accessibility to services

Google Maps

Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

to an ‘S’ bend in the north
may severely restrict safe
access possibilities to the site.
Yes. Footpath 7 runs through
the northern section of the
site. Footpath 4 runs along the
western boundary.
No. Although there are
‘unmade’ footpath routes
linking the site to the village
(footpaths 4 and 7), there is
no formal hard footpath
fronting the site. 1.4 km from
front of site to village centre.

2

1

Google Maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Visual and landscape impact

Environment
Agency and Google
Maps

2

Relevant planning history or
policies?

Borough Maps

The character of Odell Road is
linear development. The
development of this
rectangular site would be out
of character with Odell Road.
No

Call for sites
submission

No ownership or legal issues
known.

3

Call for sites
submission

No specific constraints to
development. Low probability
of viability issues

3

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

Not scored.
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Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description
Current Use
Proposed Use
Gross site area (Ha)
Suitability

Availability
Achievability
Acceptability
Concluding
recommendation

Total RAG score

579
Land East of Orchard Lane, Harrold
The site connects the northern end of Brook Lane to Wood Road in the North and is located
behind existing residential properties on the East side of Orchard Lane.
Agricultural land
Residential development of approximately 135 dwellings
4.47
The site is located the north west side of the village. It is Grade 3 agricultural land. The
whole of the site is outside but adjacent to the Settlement Policy Area (SPA) and therefore
within open countryside. The north eastern edge of the site is within a flood zone.
Footpaths 5 and 6 cross the southern section of the site. The proximity of the site to
the existing village centre and the edge of the SPA means that it could, with the exception
of the areas affected by the aforementioned constraints, be considered suitable for
development.
The land is put forward as being available.
Development of the site (southern part) for residential purposes maybe achievable.
Parts of the site unaffected by flood and footpath constraints could be considered
appropriate for development.
There are a number of different constraints across the site – flood zone, footpaths and the
site is grade 3 agricultural land. The RAG site score is lower because of these constraints.
Taking into account that all the agricultural land in and adjacent to Harrold village is graded
3 and if there is insufficient previously developed land to meet housing need, then this site
or part of it could be considered as an option. The flood zone and footpath issues would
probably preclude parts of this site from development. However, the majority of the site
could be considered to be a good back-up option.
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Site Assessment – Key Considerations
Site Name:

Land at 81 Odell Road

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 57

Borough Maps and
Defra ‘Magic’
website

No designations

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar
(Conservation (Natural Habitats)
Regs 1994, Sites of Importance for
Nature Conservation

Is the site or does the site contain a
local nature reserve or a local
geological site?
Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,
and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?
Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield

Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination

Mineral resources on site

Highway access to site
Footpaths, Rights of Way, Byways

Borough Maps

No

3

Agricultural Land
Classification Maps
– Defra ‘Magic’
website

Yes. Grade 3 land.

2

Call for sites
submission and
Google Maps

No

1

Heritage Gateway
and Borough Maps

No historic designations on
site although the site is
located within the former
medieval village and contains
historic earth works and
gravel pits and is therefore
likely to have some
archaeological constraints if
developed. The conservation
area abuts the southern end
of the site.

2

Borough Maps

No

3

Google Maps

Yes

2

Google Maps

No

3

Environment
Agency website

Yes. North eastern edge only
though.

2

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk
Central
Bedfordshire
website
Google Maps
Borough Maps

Yes.

2

No known contamination.

3

No

3

Yes.
Yes. Footpaths 5 and 6 cross
the southern section of the
site.

3
2

Accessibility to services

Google Maps

Yes.

3

Google Maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Visual and landscape impact

Environment
Agency website and
Google Maps

2

Relevant planning history or
policies?

Borough Maps

The development of the site
would extend the village into
what is currently open
countryside. There would be
some limited visual and
landscape impacts arising.
No.

Call for sites
submission

No ownership or legal issues
known.

3

Call for sites
submission

No specific constraints to
development. Low probability
of viability issues

3

Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

Not scored.
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Site Assessment Summary
Bedford Borough Council
Site Reference
Address and description
Current Use
Proposed Use
Gross site area (Ha)
Suitability

Availability
Achievability
Acceptability
Concluding
recommendation

Total RAG score

606
Land at Priory Farm, Harrold
The site is two separate parcels of land on the northern and southern sides of the High
Street to the very west edge of the village.
Agricultural land
Residential development of 150 dwellings
10.57
Both parcels of land that form this site are located adjoining the village Settlement Policy
Area boundary (SPA). However, the site is the largest of all the sites put forward to the
Borough Council and both parcels would extend the built form of the village away from the
existing village centre. Some areas of the site would be unsuitable for development due to
constraints - listed building, footpaths, flood zones, trees and highway access. Areas of the
northern parcel maybe suitable for development.
The land is put forward as being available.
Development of the site for residential purposes appears to be achievable
Parts of the site could be considered acceptable for development.
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 provide a back-up site
depending on whether sites closer to the village centre come forward.
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Site Assessment – Key Considerations
Site Name:

Land at 81 Odell Road

Topic

Source

Information

R/A/G Score
RED = 1
AMBER = 2
GREEN = 3
Max score 57

Borough Maps and
Defra ‘Magic’
website

No designations. There are
two areas within the site
designated Traditional
Orchard Priority Habitat.

3

Natural designations/classifications
Is there a national environmental
designation on the site or a
significant part of the site e.g.
Site of Special Scientific Interest or
Area of Outstanding Natural Beauty,
Special Areas of Conservation,
Special Protection Area, Ramsar
(Conservation (Natural Habitats)

Regs 1994, Sites of Importance for
Nature Conservation
Is the site or does the site contain a
local nature reserve or a local
geological site?
Is the site Classified Agricultural
Land?
Grade 1, 2 and 3a, are referred to
as 'Best and Most Versatile' land,
and enjoy significant protection
from development.
Grade 4 and 5 are described as poor
quality agricultural land and very
poor quality agricultural land
Is the site previously developed
land?
Historic designations
Does the site have any of the
following designations? Listed
buildings, Conservation Area,
Scheduled Ancient Monuments,
Ancient Woodland, English Heritage
Registered Park, Garden or
Battlefield
Trees and Planting
Does the site contain trees covered
by Tree Preservation Orders?
Are there any unprotected planting
features on the site i.e. trees of
hedges?
Overhead power cables
Flooding and watercourses
Is the site within a flood zone as
designated by the Environment
Agency?
Are there any watercourses known
to be running through the site?

Land contamination

Mineral resources on site

Highway access to site

Borough Maps

No

3

Agricultural Land
Classification Maps
– Defra ‘Magic’
website

Grade 3 land.

2

Call for sites
submission and
Google Maps

No

1

Heritage Gateway
and Borough Maps

Priory Farmhouse is grade II
listed.

2

Borough Maps

No

3

Google Maps

Yes

2

Google Maps

No

3

Environment
Agency website

Yes. The southern ends of the
site (both sides of the road)
are within flood zone 3.
None known.

2

No known contamination.

3

No

3

There is an existing field
access to the southern parcel
of the site. The northern part
abuts the High Street. Some
highway improvements are

2

Call for sites
submission and
Environment
Agency website
Call for sites form
and maps and
Oldmaps.co.uk
Central
Bedfordshire
website
Google Maps

3

Footpaths, Rights of Way, Byways

Borough Maps

Accessibility to services

Google Maps

Miscellaneous issues
Is the site affected, or has the
potential to be affected by
neighbouring development and
current uses? Is the site likely to be
affected by either noise, air
pollution or contamination?

likely to be necessary to
achieve satisfactory access.
Yes. Footpaths 10, 11 and 12
run through or adjacent the
northern part of the site. Not
necessarily an obstacle to
development.
There is public footpath on
the northern side of the site at
the junction of New Road and
High Street which links the site
to the main built up part of
the village. There is no made
up footpath to the southern
part of the site which would
be required if development
proceeds on this side of the
High Street.

2

2

Google Maps

There are no neighbouring
developments that would
affect amenity of future
occupants.

3

Visual and landscape impact

Environment
Agency website and
Google Maps

2

Relevant planning history or
policies?

Borough maps
website

The character of the High
Street is linear development.
The development of both
parcels of land are likely to
have some medium to high
visual and landscape impacts
and most likely will be out of
character with the High Street.
Planning permission granted
for solar pv array to northern
part of site (13/01100/FUL).

Call for sites
submission

No ownership or legal issues
known.

3

Call for sites
submission

No specific constraints to
development. Low probability
of viability issues

3

Deliverability
Is the landowner or developer of
the site willing for it to be
developed for housing or other
uses over the plan period? –
Is the site delivery of the site
economically viable considering the
market and cost of development
and taking into account full policy
requirements for affordable
housing, CIL and S106
requirements?
TOTAL SCORE

Not scored.
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