
Appendix E – 760 Land South of Keeley Lane, Wootton 

1. This is a deliverable site in a sustainable and accessible location, with potential for a

further 20-30 homes which complements the existing Wootton Neighbourhood Plan

(WNP) (made March 2022) allocation on part of the site – W6 – Land on the south side

of Keeley Lane, allocated for 20 dwellings (a planning application for this allocation was

submitted in May 2022 and awaits determination – ref. 22/01035/MAO).  This area is

already recognised as a sustainable location for development given its allocation in the

made WNP, with the extension proposed simply helping to meet future needs at

Wootton over the new local plan period to 2040.

2. The site’s sustainability and accessibility credentials are identified in the Council’s SA of

the site, summarised at Appendix Ei of these representations.  The site is in close

proximity to a food store, primary school and major employment – all of which scores

positively in the Council’s assessment.

3. The site is close to existing bus services at Keeley Corner, providing frequent services

to the centre of Bedford and Bedford train station – just 20 minutes journey time via

Services 53 and 41 (Stagecoach East).

4. The SA demonstrates that access can be achieved without constraints.  With respect to

the ‘uncertain’ impacts on highway capacity identified in the SA, this is clearly a scale of

development where impacts will be limited and no capacity issues are identified at

nearby junctions (refer to the Transport Technical Note enclosed at Appendix Eii).
Even if issues were encountered the modest scale of development on this non-strategic

site would be capable of localised mitigation through the S106/S278 process as

required.

5. In terms of highway capacity, the Council’s SA shows that strategic-scale developments

including HOU16 (Land East of Wixhams), HOU14 (Kempston Hardwick New

Settlement) and HOU19 (Little Barford New Settlement) will have a negative impact on

highway and junction capacity in any event with highway access also identified as

constraints by the Highway Authority.  Site 760 performs better in access and highway

terms than strategic growth allocations preferred by the Council, and is not dependant

on SRN improvements or EWR.

6. In terms of ecology, the Ecology Topic Paper at Appendix Eiii (EDP, July 2022)

demonstrates the potential presence of breeding birds, bats, badgers and reptiles, with

an off-site population of GCN following surveys undertaken between 2019 and 2022.

However, the assessment concludes that “none of these species would provide an in-

principle constraint to development. Any potential impacts upon these species can be

mitigated for within the generous amount of open space being provided within the



proposals for the Site.”  In any event, the enclosed Biodiversity Net Gain calculation 

demonstrates how a net gain of 12.3% could be achieved.  This resolves the SA’s 

‘uncertain’ impacts under objectives 2b (protected species) and 2c (achieving a net 

gain).  In the Council’s SA the site clearly performs better than the preferred strategic 

site allocations where negative impacts are identified in the SA – for sites HOU11, 

HOU13, HOU15 and HOU16 for example (refer Appendix Ei).   
7. With respect to heritage it is important to note that the SA shows that all of the Council’s 

favoured strategic allocations (HOU11, HOU13, HOU14, HOU15, HOU16 & HOU19) 

score negative against this SA objective (4a) as demonstrated in Appendix Ei.  
Nevertheless, the conclusions of the Council’s heritage assessment for site 760 have 

been considered and are addressed in the topic paper enclosed at Appendix Eiv (EDP, 

July 2022).  The assessment demonstrates that there would be harm to the significance 

of 35 Keeley Lane (a Grade II Listed Building c.50m to the west) and that the level of 

harm to 18 and 20 Keeley Lane and Pear Tree Cottage (Grade II) is minimal and did not 

prevent allocation of the northern part of the site in the WNP in any event.  No other 

designated assets will be affected by development on the site.   

8. With respect for the potential impacts on and loss of a small proportion of moderately 

preserved ridge and furrow (where the Council’s assessment identifies a level of 

‘substantial harm’) the enclosed assessment explains that this represents “no more than 

the eroded corner of a much larger 15ha block of better-preserved ridge and furrow, in a 

parish that has been identified more generally as having a “high level survival of ‘good’ 

condition ridge and furrow” (Albion Archaeology, 2016). Therefore, the level of potential 

harm is low - affecting just 3.5% of the block of ridge and furrow mapped in the HER - 

and the earthworks within the Site are assessed as being of low or local significance.”  

9. A draft masterplan is enclosed at Appendix Ev to illustrate how a well-planned 

community can be realised, informed by the above technical work.   Rainier 

Developments is keen to work with the Council, Members, local community and key 

stakeholders to realise the opportunities and benefits associated with this deliverable 

site.    
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 Title: Technical Note 01– Review of Bedford 

Local Plan 2040 Transport Evidence – 

Roxton (Site 776) 

Date: July 2022 

Prepared by: AMW 

 

1.0 Introduction 

1.1 Jubb have been appointed by Rainier Developments Ltd (Rainier) to undertake a review of the transport evidence 

supporting the draft Bedford Local Plan 2040. 

1.2 Rainier have submitted representations for residential development at Roxton (Site 776). 

2.0 Preferred Option 

2.1 The Plan has focussed on the delivery of new settlements located within the proposed future East West Rail 

corridor. 

2.2 The East West Rail route between Bedford and Cambridge is at an early planning stage with no agreed preferred 

route or location for the new rail station at St Neots currently identified and with no funding established for its 

delivery. This is a fundamental flaw in the assessment of the delivery of the preferred option for the delivery of 

the draft Local Plan proposals. 

2.3 The new settlements are reliant on the delivery of large-scale highway infrastructure to ensure their traffic 

generation can be accommodated without detriment to the highway network. Whilst for the Bedford highway 

network, schemes have been identified, the ability to deliver, and the viability of the schemes has not been 

progressed in any detail. No schemes have been identified for the Strategic Road Network and therefore, the 

ability to mitigate the effects of the preferred strategy in not known. This lack of detail gives rise to concerns in 

respect of the soundness and justification of the whole strategy.  

2.4 The modelling recognises that for the proposed settlements, due to the large distances to the existing urban 

areas, active travel will be prohibitive. This statement brings into question the ability of the strategy to deliver 

sustainable development. 

2.5 The location of the proposed settlements and their proximity to the proposed new rail station cannot be 

determined at this stage as the siting of the new station has not been determined. Therefore, at this stage, the 

sustainability of the preferred option cannot be considered to be reliable. 

3.0 Modelling Scenarios 

3.1 Modelling of four development scenarios was undertaken utilising the Bedford Borough Transport Model (BBTM) 

to inform the transport impacts: 

 Grey – dispersed growth uniformly scaling all sites identified as part of the Local Plan 2040 call for sites; 

 Pink, Yellow & Brown – infrastructure focused growth along the A421 corridor and the proposed East 

West rail corridor 

 Red & Orange – new settlement focussed growth; and 

 Brown – Urban focused growth 
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3.2 The modelling of the four scenarios is not consistent with each scenario delivering differing levels of housing 

(between 12,000 and 15,500) and jobs (between 11,000 and 16,500). These significant differences mean that the 

assessments of development scenarios are not equivalent as traffic generation of an additional 3,500 dwellings 

and/or an additional 5,500 jobs would be significant and therefore, the impact on the highway network would is 

not comparable.  

3.3 The ‘Grey’ scenario is an unformed and flawed approach to the assessment of the delivery of dispersed growth. 

By uniformly scaling all sites it does not consider the viability of each site when delivering a reduced number of 

residential units, it does not review each site’s location in terms of delivering sustainable development and it 

does not consider an approach where several smaller development sites in Key Service Centres could improve 

the existing sustainability to the benefit of the existing community. 

3.4 Whilst not important in terms of assessment of the 2040 Local Plan, the ‘Grey’ scenario does not include any 

growth to 2050 whilst all other scenarios provide growth. Given that the call for sites the Council received 

submissions proposing in excess of 70,000 dwellings and 603 hectares of employment as a primary use, the 

reasons for not including growth during this time period have not been explained. 

3.5 The majority of the identified mitigation schemes for the 2040 Local Plan growth are expected to open in 2040 

or even, in the case of the proposed Dennybrook and Little Barton development after 2040. These schemes, 

which are not committed and, have not been fully assessed in terms of deliverability with available highway 

land, achieving design standards or fully costed, will not offer a resolution to the expected growth until the end 

of the 2040 plan period resulting in congestion.  

3.6 All identified mitigation measures for the ‘Grey’ scenario have been utilised for the assessment. It is unclear 

whether these large schemes are beneficial in terms of mitigating the impact of dispersed development. The 

assessment does not identify local mitigation that could alter the results of some of the metrics utilised within 

the RAG assessment (e.g. localised transport schemes could reduce the ‘red’ assessment for rerouting onto less 

appropriate roads in the AM and PM peak hours and delays/volume capacity in the PM peak hours. Uniformly 

scaling all of the sites received from the call for sites has resulted in a scatter gun approach that does not consider 

the benefits of locating dispersed growth using a hierarchical approach set by accessibility to services and 

facilities and public transport provision along with local mitigation i.e. smaller junction improvements to increase 

capacity and prevent vehicles using alternative less appropriate roads and increased public transport frequency 

or routeing.  

Summary 

3.7 The quantum of development differs over the four scenarios and therefore, the assessment is not comparable. 

3.8 The ‘Grey’ scenario does not consider the accessibility of the sites received from the call for sites. The assessment 

has been undertaken in a manner that does not represent the scenario in the best light and therefore, the 

soundness of this scenario is questioned. Detailed filtering of the sites included in the ‘Grey’ scenario should be 

undertaken to ensure the highest accessible sites are included in the scenario assessment. 

3.9 The deliverability and viability of the identified mitigation measures has not been considered raising concerns 

over the soundness of the ability to provide the schemes. Localised mitigation measures for the ‘Grey’ scenario 

have not been considered; the identification of more localised measures could have an effect on the RAG 

assessment findings and again questions the soundness of the modelling and its findings.    

4.0 Results of the Modelling 

4.1 The 2030 Reference Case modelling, which includes the adopted Local Plan 2030 growth and identified 

infrastructure schemes indicates that the anticipated traffic flows will be approaching or exceeding the capacity 

of the road network. These include junctions along the A421 to the south of Bedford and along Clapham Road in 

northern Bedford town with no identified improvement schemes and in the case of the A421 Highways England 

are only monitoring. 

4.2 The RAG assessment states for the preferred ‘Red & Orange’ scenario: 
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AM Peak Hour – “The ‘with mitigation’ scenario of this option produces the same RAG assessment as ‘Grey’ ‘with 

mitigation’. The ‘without mitigation’ scenario is also similar to ‘Grey’ ‘without mitigation’ with identical ratings 

for all metrics except for the cross boundary impacts.” 

PM Peak Hour – “The ‘with mitigation’ scenario is very similar to ‘Grey’ ‘with mitigation’ varying only for the 

forecast volume-capacity ratios at key junctions and impacts on the AQMA. The mitigation measures only improve 

forecasts for average network speeds and forecast volume-capacity ratios with all other metrics forecast to stay 

the same or worsen with the inclusion of mitigation measures” 

4.3 Despite these statements indicating that the performance of the ‘Red & Orange’ and ‘Grey’ scenarios are similar 

in finding, only the ‘Red & Orange’ scenario was taken forward for further assessment including additional 

mitigation with” Implementing bus provision or active mode measures with a dispersed growth scenario (‘Grey’) 

would be impractical due to the dispersed nature of growth assumed in this scenario”. 

4.4 Whilst this statement can be agreed for the ‘Grey’ scenario as modelled, this statement does not hold ground 

for a ‘Grey’ scenario where sites are filtered on sustainability and accessibility and where this may provide a 

‘Grey’ scenario where development is able to support and enhance existing bus services. 

4.5 Additionally, in relation to the ‘Red & Orange’ scenario it is stated “the larger distances between these proposed 

settlements and existing urban areas would likely be prohibitive to the development of active mode measures 

to significantly reduce car usage”. Many of the ‘Grey’ scenario sites are located on urban fringes in proximity of 

existing services and facilities and given the opportunity to be filtered for accessibility would provide an 

opportunity to improve existing active travel infrastructure and decrease car usage. 

4.6 The results of the further assessment of the ‘Red & Orange’ scenario indicates that extensive highway 

infrastructure will be required to mitigate the impact of the new settlements. The ability to deliver these 

schemes on the ground has not been considered in detail and their impact on the viability of the developments 

is not considered. 

4.7 Critically, mitigation for the related impacts of the ‘Red & orange’ scenario on the Strategic Highway Network 

has not been identified with Highways England stating within a Memorandum of Understanding “The parties will 

continue to work together to assess specific impacts in more detail and agree the outcomes of the modelling, 

which will confirm the package of interventions to be included in the IDP required to support delivery of the plan.”  

Summary 

4.8 The crude assessment of the ‘Grey’ scenario performs similarly to the preferred ‘Red & Orange’ scenario. As 

identified earlier the ‘Grey’ scenario assessment should be undertaken with filtering of sites using accessibility 

thresholds and identified local mitigation schemes to enable a realistic comparison exercise of these similarly 

performing scenarios to be undertaken.  

4.9 The delivery of the identified mitigation for the ‘Red & Orange’ scenario has not been assessed in terms of 

deliverability and viability and necessary mitigation for the Strategic Road Network has not been identified 

calling into the soundness of the Council’s preferred option for development post 2030.     

5.0 Roxton Site 776 

5.1 This section undertakes a review of the Rainier site at Roxton for which representations to the Local Plan call for 

sites has been submitted. 

5.2 The site is identified to deliver a reduced quantum of approximately 50 residential units.  

5.3 As identified in the BSAPF reports, suitable access can be provided. 
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5.4 The BSAPF reports that there are potential capacity issues. Googlemaps is not showing congestion at the Bedford 

Road / High Street junction. Googlemaps indicates that there may be congestion for traffic exiting/entering 

to/from the east at the Bedford Road / Park Road junction during the peak hours; however, given the location of 

the proposed development it would be expected for vehicles travelling to/from the east that access onto Bedford 

Road is taken from the High Street junction. Googlemaps indicates that there is congestion during the peak hours 

at the Bedford Road / A1 / A421 roundabout junction known as the Black Cat junction. A preliminary assessment 

has been undertaken indicating that 50 dwellings are likely to generate 39 and 31 two-way vehicle trips in the 

AM and PM peak hours respectively. Of these vehicle trips 18.5% are expected to travel to/from the Bedford 

Road / A1 / A421 roundabout which amounts to a maximum of an additional 7 two-way vehicle trips passing 

through the junction. This level of increase is not significant and will not have a 'severe' impact on the operation 

of the junction. No mitigation scheme was identified for this junction within the modelling exercise. 

5.5 The Council's Sustainability Appraisal scored the site positively for criteria 1b, 1c, 1d and 15b - 15e. Jubb's analysis 

aligns with the findings and the appraisal shows that the site sites are in a sustainable and accessible location. 

5.6 There are existing footways that serve the site and National Cycle Route 12 borders the site enabling direct access 

to the additional services and facilities available in Great Barford. 

5.7 Bus stops, served by frequent bus services, are available within a 250 – 500m walk of the site. The 905 service 

provides a 30-minute frequency to Bedford (20 minutes) and St Neots (12 minutes) providing access to the shops, 

services and employment found in the centres and access to Bedford and bus station enabling onward travel by 

sustainable modes. The 905 to St Neots provides onwards connection to Cambridge (additional 60 minutes). The 

proposed development will add patronage and increase viability of the existing bus services. 

5.8 There are a range of services and facilities within a reasonable 2km walking distance of the site including a post 

office and a primary school. 

5.9 The site is sustainably located with access to a range of everyday services and facilities with suitable 

infrastructure to enable journeys to be undertaken by means other than the private car. The proposed 

development would not have a detrimental effect on the operation of the local highway.  

Summary 

5.10 The assessment of the site at Roxton that has been submitted for consideration has shown that the site is 

sustainably located with the ability to undertake journeys by modes other than the private car. The development 

is compliant with the requirements for new development set out in the National Planning Policy Framework. 

6.0 Summary 

6.1 This assessment of the transport evidence to support the Local Plan transport evidence has highlighted issues in 

respect of comparativeness, site selection and the deliverability and viability of identified mitigation for the four 

scenarios tested. 

6.2 Of particular concern is the ‘Grey’ scenario where development has been uniformly scaled using all of the sites 

received in the call for sites rather than assessing the sites based on accessibility. A more detailed and well 

thought out assessment of the ‘Grey’ scenario is required to be undertaken. 

6.3 The assessment has shown shortfalls in the transport work undertaken to date to support the Local Plan 2040 

and this raises concerns regarding the soundness and justification of the whole strategy. 

6.4 Due to the uncertainty in respect of the alignment of the East West rail route and the siting of new railway 

stations, along with the recognition that the new settlements will be prohibitive to active travel modal shift, the 

sustainability of, and therefore compliance with the National Planning Policy Framework, of the preferred 

strategy is brought into question.  
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6.5 The identified highways infrastructure required to support the new settlement preferred option is uncertain in 

terms of deliverability and viability. The site at Roxton is sustainably located and able to provide the undertaking 

of journeys by means other than the private car. The site does not require significant transport infrastructure 

improvements and can provide additional patronage to existing services and facilities.  

6.6 Therefore, due to the unreliability of the transport evidence, the Local Plan 2040 should consider the allocation 

of sustainably located smaller development to ensure the required housing supply can be met. 



Appendix Eiii Ecology Technical Note  
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Land off Keeley Lane, Wootton 
Ecology Technical Note 
edp5442_r015 

1. Introduction

1.1 The following technical note outlines how the Land off Keeley Lane, Wootton, Site ID760
(hereafter referred to as the ‘Site’) will meet the site-specific ecology objectives set out in Bedford
Borough Council’s Sustainability Appraisal Report (April 2022) at Appendix 11. The location of
the Site is shown in Appendix EDP 1. The objectives are;

• “2a. Within or adjoining a site of nature conservation importance
The site is not within or adjoining a site of nature conservation importance

• 2b. In an area where protected species are known of likely to exist?
Protected species recorded on the site

• 2c. Potentially able to achieve a net gain in biodiversity?
Uncertain or insufficient information

• 2d. Able to link into the green infrastructure opportunity network?
The site is not within or adjoining the green infrastructure opportunity network or the impact
of the proposal is neutral”.

1.2 This Technical Note therefore addresses the conclusions of: 

• 2b. - providing the latest information regarding protected species, how the masterplan has
responded, demonstrating no adverse impacts and the clear potential to realise biodiversity
net gains; and

• 2c. - providing information to demonstrate that biodiversity net gain is a deliverable and
realistic prospect.

1.3 It demonstrates how ecology is not an overriding constraint or reason to exclude the Site from 
further consideration as part of the site selection and Sustainability Appraisal process. 

1.4 In addition to the above objectives, objective 2e. states: 

• “2e. Likely to impact on an area currently providing ecosystem services.
Opportunity area for 3 or more ecosystem services covers less than 25% of the site.”









Land South of Keeley Lane, Wootton 
Technical Briefing Note – Ecology 
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Appendix EDP 1 
Phase 2 Concept Masterplan 

(Urban Design Box RAN108-3203 July 2022) 
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Appendix EDP 2 
Ecological Appraisal 

(edp5442_r004) 
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Appendix EDP 1 
Archaeological and Heritage Assessment 

(edp5442_r002e) 
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Appendix 2 
Geophysical Survey Report 









































Appendix Ev – Illustrative Masterplan  

 
 






