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9.1   Summary of the Proposals 

This Development Brief and Design Code provides 
a framework for future planning applications at 
Millfield End for the following:

•	 500 homes comprising a range of housing types 
and sizes, including affordable homes, extra 
care housing, and plots for self-build and custom 
housing. 

•	 A new community green comprising a sport 
pitch, two tennis courts and sports pavilion.

•	 A range of other interconnected open spaces 
comprising existing and new landscaping, 
together with children’s play areas, drainage 
features, informal and amenity green spaces, 
green corridors, and a network of pedestrian 
and cycle routes.

•	 Two vehicular access points from Bedford Road.

•	 A number of pedestrian and cycle connections 
to Bedford Road, Green End Road and Chapel 
Field.

•	 Opportunities for improvements to Bedford Road 
within existing areas of the village, including 
improved crossing facilities.

•	 A comprehensive drainage strategy, which 
includes a strategy to reduce surface water flows 
towards the Brook along Green End Road.

Figure 9.1   The Concept Masterplan.
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9.2   Next Steps 

Key Outcomes
The Development Brief and Design Code 
establishes an Application Site Boundary 
measuring 39.65 hectares. This Application Site 
Boundary is of sufficient size to accommodate 
500 new homes and supporting green spaces, 
including land required to achieve at least a 
10% biodiversity net gain increase from the  
pre-development biodiversity value.

The planning applications to be brought 
forward by the developers are to accord with 
the Application Site Boundary established 
by the Concept Masterplan. However, 
it is recognised that the red lines of the 
applications will differ slightly as they will need 
to include all of the land necessary for the 
access points (i.e. third party land within the 
adoptable highway). This will be subject to 
detailed plans being prepared at the Transport 
Assessment / planning application stage.

The Application Site falls under the control 
of both Axiom Developments and Vistry. This 
document recognises that it is likely that the 
Application Site will be subject to separate 
applications from the developers. The 
Development Brief and Design Code provides 
a framework for both developers to work 
together collaboratively to ensure Millfield 
End is developed in a coordinated and timely 
manner. Critically, the Development Brief 
and Design Code establishes how matters 
of drainage, open space connectivity and 
vehicular, cycle and pedestrian linkages are to 
be delivered to ensure that development by 
one developer does not inhibit the other and 
that potential ‘ransom’ positions are avoided 
which could otherwise prejudice the effective 
delivery of common infrastructure and/or its 
long-term community benefit.

The Development Brief and Design Code 
also provides a design framework to ensure 
that the development of Millfield End is 
appropriate to its setting. This includes how 
the new neighbourhood will sensitively relate 
to the Green End Conservation Area, how an 
attractive rural gateway will be created along 
Bedford Road, and how the new homes will 
successfully assimilate with the countryside 
beyond. The Development Brief and Design 
Code also demonstrates how the design 
approach will be cohesive across the whole 
new neighbourhood through the creation of a 
number of key character areas. 

Figure 9.2   Application Site showing land under 
control of the two developers.
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Key Planning Application Documents 
The future planning applications must include the 
relevant plans and documents in accordance 
with Bedford Borough Council’s validation 
requirements, including those on their ‘Local 
Validation list’. Following feedback received 
at the public consultation events, the following 
documents are considered to be particularly 
important:

•	 Construction Management Plan - Will address 
the way in which impacts associated with the 
construction of Millfield End will be mitigated 
and managed, including details of how the 
developers will regularly liaise directly with 
local residents to ensure any of their concerns 
are addressed.

•	 Transport Assessment - Will illustrate 
accessibility to Millfield End by all modes of 
transport, and the likely modal split of journeys 
to and from the Site. It will also give details 
of proposed measures to improve access 
by public transport, walking and cycling, 
to reduce the need for parking associated 
with the proposal, and to mitigate transport 
impacts.  

•	 Flood Risk Assessment - Will identify and assess 
the risks of all forms of flooding to and from the 
development and demonstrate how these 
flood risks will be managed, taking climate 
change into account. It will also identify 
opportunities to reduce the probability and 
consequences of flooding, and include details 
of the design of surface water management 
systems including Sustainable Drainage 
Systems (SUDs).

Future engagement on planning 
applications
Vistry and Axiom Developments are committed 
to engaging with Great Barford Parish Council, 
the local community and the local planning 
authority, Bedford Borough Council, to ensure 
that key identified stakeholders are fully informed 
of the proposals submitted as part of a planning 
application for this site.

As extensive engagement has been undertaken 
on the Development Brief and Design Code, 
including endorsement from Great Barford 
Neighbourhood Plans Group, we believe that light 
touch engagement on a planning application will 
be appropriate, and we plan to engage with local 
stakeholders on how this comes forwards in the 
coming months.

We will of course continue to update local 
stakeholders and the local community of our 
progress in the following ways:

•	 Ongoing liaison with Great Barford 
Neighbourhood Plans Group on proposals 
as they progress;

•	 Frequent updates to the local community 
through editions of The Bugle magazine; 

•	 Key updates to the project website (found 
at: www.millfieldend.co.uk) at key project 
intervals.
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NEIGHBOURHOOD 
PLAN POLICY

DEVELOPMENT  
BRIEF AND DESIGN CODE RESPONSE

Policy D1: High 
Quality Design and 
Rural Character

The Development Brief and Design Code provides a design framework to create 
a high quality new development at Millfield End, in accordance with the criteria 
set out by Policy D1. This includes in relation to respecting topography and 
existing landscape features, incorporating views, and creating a well-connected 
development. The Development Brief and Design Code provides design 
guidance on how the new homes and green spaces will combine to create 
a high quality development, including how the new homes will be inspired by 
the local vernacular, how car parking will be sensitively designed, and how bin 
storage will be carefully considered.

Policy D2: 
Sustainable Design 
and Construction

Millfield End’s new homes are to be designed to comply with and where possible 
exceed the local and national standards for sustainable development

Policy H1: 
Location for Future 
New Housing 
Development

	• Design Code: This document fulfils the Design Code requirement to ensure 
that the appearance and layout of Millfield End will be appropriate to its 
setting, and ensure a cohesive design approach will be created across the 
entire development.

	• A gateway to the village: A specific character area is proposed along 
the Bedford Road frontage to ensure the appearance of the new 
neighbourhood reflects the rural village location.

	• Housing mix: The Development Brief and Design Code explains how a mix of 
housing types and sizes, including affordable housing, are to be provided.

	• Extra care housing: Millfield End is to provide extra care housing.
	• Bedford Road connectivity: The Development Brief and Design Code sets 

out how pedestrian and cyclist connections will be made to Bedford Road, 
including the opportunity for new crossing points, and other potential 
improvements to the existing road.

	• Pedestrian and cyclist connectivity: In addition to the connections to 
Bedford Road, a pedestrian connection is to be provided to Chapel Field 
and a pedestrian and cyclist connection is to be provided to Green End 
Road.

	• Relationship with Green End Conservation Area: The Development Brief 
and Design Code establishes a specific character area detailing how 
appropriately designed new homes will be set behind a swathe of open 
space located alongside Green End Conservation Area.

9.3   Compliance with the Great 
Barford Neighbourhood Plan
Key Outcomes

The following table shows how the proposals 
for Millfield End set out in the Development Brief 
and Design Code accord with the relevant 
policies contained within the Great Barford 
Neighbourhood Plan.
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	• Flood risk and drainage: The Development Brief and Design Code provides 
an overview of how Millfield End’s drainage strategy will mitigate potential 
flood risk as a consequence of the new development, and how the 
drainage strategy will reduce surface water flows towards the Brook along 
Green End Road.

	• Contributions to recreation, community and educational facilities: The 
Development Brief and Design Code sets out that the planning applications 
will be required to demonstrate provision of acceptable on and off site 
financial contributions.

	• Green Infrastructure: Millfield End is to include a wide range of open spaces, 
including a new community green incorporating a sports pitch and tennis 
courts, new children’s play areas, and a range of open space typologies. 
The Development Brief and Design Code establishes a specific character 
area related to creating a well-landscaped interface with the adjacent 
countryside.

Policy NE1: 
Protecting the 
Landscape

Millfield End’s existing hedgerows and trees are to be retained within areas of 
open space, where they will be significantly enhanced with new landscaping 
and their long-term maintenance ensured. Well-landscaped countryside edges 
will screen, soften and filter views of the new homes so that it is fully integrated 
with the receiving landscape.  A swathe of open space, landscaped to 
create an informal pastoral character, is to be located alongside Green End 
Conservation Area in order to respect its setting.

Policy NE2: Nature 
Conservation

The landscape-led approach of Millfield End means that a network of 
connected open spaces will be created. These open spaces means that the 
existing landscape features will retained and enhanced to create a series of 
interconnected feeding corridors for wildlife. The new SuDS features will be 
landscaped to maximise their biodiversity value. Overall, the generous green 
spaces will achieve at least a 10% biodiversity net gain increase from the pre-
development biodiversity value.

Policy ROS1: Open 
Space Provision 
as Part of New 
Development

The overall amount of open space to be provided meets and exceeds the 
overall open space requirements for new development. 

Policy HE1: 
Great Barford 
Conservation Areas 
and their Settings

The Development Brief and Design Code establishes a specific character area 
detailing how appropriately designed new homes will be set behind a swathe of 
open space located alongside Green End Conservation Area.

Policy TT1: 
Sustainable 
Transport 
Infrastructure

Millfield End’s main street, the Primary Street, is to be designed to be capable 
of accommodating buses. The Development Brief and Design Code sets out 
that electric vehicle charging points will be provided for every home and within 
communal parking areas, including that serving the extra care housing.

Policy CF1: 
Community 
Facilities

Millfield End will provide a new community green, comprising a sports pavilion, a 
sports pitch and tennis courts. It has been located adjacent to Chapel Field to 
create a central community focal point for existing and new residents alike.

Policy LE1: 
Supporting Local 
Employment and 
Business

The provision of extra care housing will provide a new source of local 
employment.
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9.4   Social Value Assessment 
 
The following social value assessment shows 
how the proposals for Millfield End, as set out in 
the Development Brief and Design Code, are 
underpinned by the processes with Social Value 
in order to create a successful new place that 
meet the evolving needs and aspirations of Great 
Barford’s existing and new residents.
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Outcome: Decent jobs for local people, including hard to reach groups

All new job opportunities be advertised locally and the developers are 
committed to interviewing local people who meet the criteria.

The developers will work with recruitment agencies and charities which 
find work opportunities and short-term paid work experience for vulnerable 
groups.

As a minimum, the Living Wage will be paid.

Outcome: Local people with the right skills for long-term employment

The developers will aim to provide a range of traineeships at different levels 
(apprenticeships, internships) during the construction of Millfield End. 

The traineeships present the opportunity to lead to long-term employment 
in association with the construction of future developments elsewhere.

Outcome: The local supply chain is supported and grown

The developers will engage with local supply chain early on to identify how 
their services could be incorporated into the construction process.

The developers will identify works packages that can be delivered by SMEs 
and social enterprises, and will consider splitting larger packages.

The developers will mentor SMEs and social enterprises to help them 
understand and meet the requirements of the procurement process.

Outcome: Future residents have comfortable homes which are affordable to operate

Outcome: Thriving local businesses

The new homes will be designed to significantly reduce in-use carbon 
emissions through energy reduction, energy efficiency and renewable/low 
carbon energy. 
 
The new homes will use water saving appliances.

Each new home will include an information pack providing guidance for 
residents to ensure they are operating the buildings as designed.

The development of 500 new homes will provide additional support and 
expenditure for local businesses.

A.  Jobs and economic growth 
 
The construction of Millfield End provide a real opportunity to increase 
skills and employment in the area, providing a boost the local economy 
and stability for individuals. The new extra care housing will provide a new 
source of local employment.
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B.  Health, wellbeing and the environment
Millfield End will deliver a wide of range of open spaces, which will provide 
both health and wellbeing benefits for existing and new residents alike. 
These open spaces will be within easy reach of the new homes, and new 
connections with the existing areas of Great Barford will ensure they are 
accessible for existing residents.

Outcome: Good accessibility and sustainable transportation

Millfield End will be well-connected to the existing areas of the village via 
new pedestrian and cycle connections to Green End Road, Chapel Field 
and Bedford Road.

The Primary Street is to be designed to be capable of accommodating 
buses, whilst the new homes will be served by a network of traffic-free 
routes for walking and cycling. Electric vehicle charging points will be 
provided for every home and within communal parking areas, including 
that serving the extra care housing.

The developers will explore the viability of car sharing clubs and bicycle 
hire schemes at Millfield End.

Outcome: Resilient buildings and infrastructure

The SuDS strategy is to be designed to ensure it is resilient to future climate 
change.

The SuDS strategy will reduce surface water flows from the site to the Brook 
along Green End Road.

The new SuDS features are to be designed as integral parts of Millfield End’s 
green infrastructure and will deliver a range of landscape and ecological 
benefits.
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Outcome: Good mental health

Outcome: High-quality public and green spaces

Millfield End will deliver a new community green, located to form a focal 
point between the existing areas of the village and the new development. 
The community green will accommodate a range of open space uses.

Axiom and Vistry have selected a design and consultant team known for 
their high-quality place-making.

Appropriate arrangements will be made to secure the long-term 
maintenance of Millfield End’s open spaces.

The developers will work with the Parish Council and other local groups and 
charities to ascertain whether they wish to take an active role in the long-
term stewardship of Millfield End’s open spaces.

At the detailed design stage, the new homes will be designed to allow for 
proper ventilation and optimises natural light.

The developers will work with money to local initiatives and third sector 
organisations that work to tackle social exclusion or loneliness in the area.
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C.  Strength of community

Outcome: Good physical health

The interconnected nature of Millfield End’s open spaces mean that new 
and existing residents will have easy access to a range of open spaces.

Millfield End’s open spaces and streets will be well-overlooked by its new 
homes to ensure the public realm is a safe and inviting place for the local 
community to use for recreation and exercise.

Axiom and Vistry will work with the Parish Council to devise an education 
program to continually raise awareness and knowledge within the local 
community of good physical health by encouraging the local community to 
use Millfield End for more active outdoor lifestyles.

Millfield End’s new buildings will be designed to ensure thermal, acoustic 
and visual comfort is taken into account.

Outcome: Healthy local air quality

Millfield End has been designed to encourage sustainable transport options 
such as cycling, walking, buses and electric cars to reduce pollution from 
transport.

Existing trees and hedgerows are to be substantially enhanced to maximise 
their ability to absorb pollutants.

The use of materials which could be harmful for future occupiers of the 
building, for example products which emit harmful levels of Volatile Organic 
Compounds, is to be minimised.

Outcome: Limit resource use and waste

Outcome: Strong local ownership of the development

Wherever possible, materials are to be sourced locally and sustainably. 

Any valuable un-used construction materials will be donated to the local 
community, especially under-resourced community projects.

Millfield End will strengthen community life through the provision of a range 
of open spaces that will benefit existing and new residents alike. Axiom 
and Vistry have already liaised closely with the local community, which 
has resulted in tangible changes to their proposals for Millfield End, such 
as the relocation of the community green. Axiom and Vistry will continue 
to engage with the local community as proposals for Great Barford 
continue to develop so that they feel ownership of the success of the new 
neighbourhood.

Axiom and Vistry are working closely with the local community, including 
the Parish Council.

The developer have and are continuing to engage the local community 
with regular engagement opportunities.

Axiom and Vistry will work with the Parish Council to develop mechanisms 
for local stakeholders to discuss the ongoing success of the development, 
such as community governance structures or forums.
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Outcome: Existing social fabric is protected from disruption

Outcome: The new community is well integrated into the surrounding area

A Construction Management Plan will be submitted to and approved by 
Bedford Borough Council to ensure local exposure to noise pollution and 
other disruption is minimised during the construction of Millfield End.

Axiom and Vistry will set up a community investment fund for local groups to 
apply to for initiatives which address the needs of Great Barford.

The design of Millfield End will maximise physical linkages with the existing 
areas of Great Barford.

Outcome: Thriving social networks

Outcome: Vibrant diversity of building uses and tenures

The new community green will allow existing sports groups to expand and 
flourish within Millfield End.

With its range of open spaces, Millfield End is to be designed to encourage 
social interaction.

The provision of the community green reflects a key need for Great Barford, 
as identified during the public consultation process.

As part of its opening, there will be a programme of events at Millfield End 
to help kickstart community interaction.

A range of housing types, sizes and tenures are to be provided at Millfield 
End, including extra care housing.

There will be no external distinction between different tenure types, so that 
they are well integrated.

Outcome: Strong local identity and distinctive character

Millfield End is to be designed to be sensitive to the historical context and 
reflect the vernacular of the local architecture.



APPENDICES

127127

96

97
98

99

100

101

G16

G17

W1

H5

H10

H10

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

0m 50m10m 20m
1:1500 @ A3

JUL 2022

11480 TCP 01 (1/7)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

1:1500 @ A3
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

Tree Canopies

1 2

3 4 5

6
7

1
2

3

4

5

6

7

8

9

10

11

12

13
14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

41

42

4344

45

46 47

48

49

50
51
52

53

54 55
56

57

58

59

60
61

62

63

64

65

66

67
68

69

70

7172
73

74

75

76

77
78

7980

8182
83

84
[85]

86

878889909192
9394

95

96

97
98

99

100

101

102

103
104105

106

107

G1

G2

G3

G4

G5

G6

G6

G6

G7

G8

G9

G10

G11

G12

G13

G14

G15

G16

G17

W1

H1

H2

H3

H4

H4

H4

H5

H5

H6

H7

H8

H9

H10

H10

H10

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

JUL 2022

11480 TCP 01 (Overview)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

Not to scale
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

Tree Canopies

1 2

3 4 5

6
7

11480 TCP 01 (1/7)

11480 TCP 01 (2/7)

11480 TCP 01 (3/7)

11480 TCP 01 (4/7)

11480 TCP 01 (5/7)

11480 TCP 01 (6/7)

11480 TCP 01 (7/7)

1
2

3

4

5

6

7

8

9

10

11

12

13
14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

41

42

4344

45

46 47

48

49

50
51
52

53

54 55
56

57

58

59

60
61

62

63

64

65

66

67
68

69

70

7172
73

74

75

76

77
78

7980

8182
83

84
[85]

86

878889909192
9394

95

96

97
98

99

100

101

102

103
104105

106

107

G1

G2

G3

G4

G5

G6

G6

G6

G7

G8

G9

G10

G11

G12

G13

G14

G15

G16

G17

W1

H1

H2

H3

H4

H4

H4

H5

H5

H6

H7

H8

H9

H10

H10

H10

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

JUL 2022

11480 TCP 01 (Overview)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

Not to scale
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

1
2

3

4

5

6

7

8

9

10

11

12

13
14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38

39

40

41

42

4344

45

46 47

48

49

50
51
52

53

54 55
56

57

58

59

60
61

62

63

64

65

66

67
68

69

70

7172
73

74

75

76

77
78

7980

8182
83

84
[85]

86

878889909192
9394

95

96

97
98

99

100

101

102

103
104105

106

107

G1

G2

G3

G4

G5

G6

G6

G6

G7

G8

G9

G10

G11

G12

G13

G14

G15

G16

G17

W1

H1

H2

H3

H4

H4

H4

H5

H5

H6

H7

H8

H9

H10

H10

H10

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

JUL 2022

11480 TCP 01 (Overview)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

Not to scale
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

Site Boundary 

Tree Numbers

Category ‘U’ Trees

Category ‘A’ Trees

Category ‘B’ Trees

Category ‘C’ Trees 

Shading Arc

A
PPEN

DIX A

1/7

Appendix A: Tree 
Constraints Plan



G
RE

AT
 B

A
RF

O
RD

 W
ES

T |
 D

EV
EL

O
PM

EN
T B

RI
EF

128128

M
ILL

FI
EL

D 
EN

D 
| 

D
EV

EL
O

PM
EN

T B
RI

EF
 A

N
D

 D
ES

IG
N

 C
O

D
E

31

32

101

102

103
104105

106

107

H5

H10

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

0m 50m10m 20m
1:1500 @ A3

JUL 2022

11480 TCP 01 (3/7)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

1:1500 @ A3
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

Tree Canopies

1 2

3 4 5

6
7

1
2

40

41

42

4344

45

46 47

48

49

50
51
52

53

54 55
56

57

58

59

60
61

62

63

64

65

66

67

77
78

7980

8182
83

84
[85]

86

878889909192
9394

95

G6

G6

G6

G7

G8

G9

G10

G11

G14

G15

G16

H1

H2

H6

H7

H8

H9

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

0m 50m10m 20m
1:1500 @ A3

JUL 2022

11480 TCP 01 (2/7)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

1:1500 @ A3
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

Tree Canopies

1 2

3 4 5

6
7

A
PP

EN
DI

X 
A

2/7

3/7



129129

1
2

3

4

5

6

7

8

9

10

11

33

34

35

36

37

38

39

40

41

42

4344

67
68

69

70

7172
73

74

75

76

G1

G2

G3

G6

G7

G8
G12

G13

H1

H2

H3

H4

H4

H6

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

0m 50m10m 20m
1:1500 @ A3

JUL 2022

11480 TCP 01 (5/7)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

1:1500 @ A3
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

Tree Canopies

1 2

3 4 5

6
7

10

11

12

33

44

45

G6

G6

G8

H4

H4

H5

H5

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

0m 50m10m 20m
1:1500 @ A3

JUL 2022

11480 TCP 01 (4/7)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

1:1500 @ A3
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

Tree Canopies

1 2

3 4 5

6
7

A
PPEN

DIX A

4/7

5/7



G
RE

AT
 B

A
RF

O
RD

 W
ES

T |
 D

EV
EL

O
PM

EN
T B

RI
EF

130130

M
ILL

FI
EL

D 
EN

D 
| 

D
EV

EL
O

PM
EN

T B
RI

EF
 A

N
D

 D
ES

IG
N

 C
O

D
E

24

25

26

27

28

29

30

31

32

G5

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

0m 50m10m 20m
1:1500 @ A3

JUL 2022

11480 TCP 01 (6/7)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

1:1500 @ A3
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

Tree Canopies

1 2

3 4 5

6
7

10

11

12

13
14

15

16

17

18

19

20

21

22

23

24

G3

G4

H3

H4

H4

H4

KEY:

Note: Trees 1-9, 11, 27, 31, 32, 41, 45-76, 78, 86, 106,
Groups G1, G2, G4, G6, G7, G10-G15, G17 and Hedgerows
H1, H3 & H6-H8  have been plotted using measurements
onsite in conjunction with aerial imagery. Their locations were
not recorded on the topographical survey of the site.

Note: The RPA footprint for Trees 5, 9, 15-24 & 75 have been
displaced to allow for the effect of the adopted highway. The
surface area of the RPA has not been reduced.

Cited from Google Earth

KEY:

Shading Arc

Category 'C' RPA

Category 'B' RPA

Category 'A' RPA

[8] Category 'U' Trees

Tree Numbers15

Site Boundary

0m 50m10m 20m
1:1500 @ A3

JUL 2022

11480 TCP 01 (7/7)

DATE

DRAWING NUMBER REVISION

CLIENT

TITLE

REVISIONS

SCALE

1:1500 @ A3
DRAWN

Chk'dDrawnNOTEDATEREV

Based on: GNS-1192-DR-07-01 TO 07.dwg

GW

Great Barford West

Axion Developments

Tree Constraints Plan

aspect arboriculture

Tree Canopies

1 2

3 4 5

6
7

A
PP

EN
DI

X 
A

6/7

7/7



131131

A
PPEN

DIX B

Albion Archaeology  

Land East of Farm Cottage, 1 Bedford Road, Great Barford, Bedfordshire:  
Interim Report on Archaeological Trial Trenching       3 

 

Iain Leslie, Tori Guy, Jackie Wells 
Albion Archaeology 

St Mary’s Church 
St Mary’s Street 

BEDFORD, MK42 0AS 
15-11-2021 

Albion Archaeology report 2021/102 
 

 
 

 

Figure 1: Trench location plan and Areas of Archaeological Significance (AAS) 
 

This map is based upon Ordnance Survey material with the permission of Ordnance Survey on behalf of the Controller of Her Majesty's 
Stationery Office © Crown Copyright. 

Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings. Central Bedfordshire Council. 
Licence No. 100049029 (2011) 

 

Appendix B: Trench location plan 
and Areas of Archaeological 
Significance (AAS).
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Appendix C: Statement of 
Community Involvement
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1. Introduction and Background 

This Statement of Community Involvement Report has been prepared by Development 
Communications Ltd (DevComms) in support of the Development Brief and Design Code 
submitted by Vistry Group and Axiom Developments for 500 dwellings plus local amenities on the 
allocated land west of Great Barford, now renamed to Millfield End.  

DevComms is a political and stakeholder engagement consultancy specialising in the property 
development sector and has undertaken community and stakeholder engagement for Vistry 
Group and Axiom Developments in respect of the Development Brief and Design Code for the 
site.  

The land at Millfield End is allocated in the Great Barford Neighbourhood Plan for 500 new 
dwellings under Policy H1 – Great Barford West. Vistry Group and Axiom Developments have 
been working in close collaboration with the Great Barford Neighbourhood Plan Steering Group 
to create the draft Development Brief, Design Code and Concept Masterplan for Millfield End. 
These documents incorporate much of the useful feedback we have obtained during 
engagement with the local community. 

The Masterplan submitted by Vistry Group and Axiom Developments’ includes the following 
features: 

• 500 new dwellings varying in size, tenure and character; 
• Community green space; 
• Sports pitches and sports pavilion; 
• Equipped play facilities; 
• Enhanced landscape edges and tree and hedgerow planting; 
• Sustainable pedestrian and cycle connectivity routes; 
• Biodiversity net gain in excess of 10%; 
• Improvement to the existing areas of flood risk. 

The project team are committed to engaging with the local planning authority, Bedford Borough 
Council, and the local community to ensure that the key identified stakeholders are fully informed 
of the proposals submitted as part of this Development Brief and Design Code. 

This report provides an overview of the consultation activities undertaken, and the methods used 
to engage with stakeholders.  
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2. Policy Background to Consultation 
 

2.1 National Policy 

The updated 2021 National Planning Policy Framework (NPPF) recommends that developers 
engage with local communities during the pre-application stage, referred to as ‘frontloading’. 
Paragraph 39 of the NPPF states: ‘Early engagement has significant potential to improve the 
efficiency and effectiveness of the planning application system for all parties. Good quality pre-
application discussion enables better coordination between public and private resources and 
improved outcomes for the community’. 

2.2 Local Policy  

Bedford Borough Council’s Statement of Community Involvement (SCI), 2019, encourages 
applicants to involve local communities in the planning process. The SCI encourages: 

‘Those submitting proposals for larger schemes or schemes of a sensitive nature to undertake 
consultation with the local community and other stakeholders before submitting a planning 
application, even if not required’. 

Vistry Group and Axiom Developments have sought to engage proactively during the 
Development Brief and Design Code process by providing briefing newsletters to local residents, 
undertaking ongoing dialogue with Great Barford Neighbourhood Plans Group and the local 
ward members, providing updates to the dedicated project website and organising an 
information event for the local community. 

2.3 Best Practice  

In addition to the requirements and advice set out in the NPPF and Bedford Borough Council’s 
SCI, DevComms, Vistry and Axiom have sought to ensure that all the material relating to the 
Development Brief and Design Code proposals has been prepared to reflect the following best 
practice principles:  

• Prepare clear, concise and understandable briefing material in “plain English”. 
• Make information and material accessible to the local community. 
• Contact with key individuals likely to have most interest in the proposals to explain the 

approach to consultation and provide a briefing on the proposals. 
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3. Community Engagement by Numbers 
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4. Rationale and Approach to Stakeholder Engagement 

The project team have been committed to approaching key stakeholders throughout the 
Development Brief process, including information briefings and engagement on evolving aspects 
of the proposals.  

4.1 Project Website, Phoneline and Email  

A dedicated project email address, phone number and website were set up, so that the local 
community could view and provide comments on the proposals. These details were provided in 
the newsletter, which invited residents to comment on the proposals as part of the public 
consultation. 

Screenshots of the project website can be found at Appendix A. 

4.2 Great Barford Fun Days 

Our attendance at the Fun Day started in September 2021 and at the event, 4 exhibition boards 
were displayed. The display set out the vision for Great Barford West, opportunities and influences 
of the site, redline site plan of the allocated land and next steps 

The exhibition display can be found at Appendix B. 

A second Fun Day was held on 3rd September 2022 and at the event three exhibition boards 
setting out an initial high-level vision for Millfield End were displayed with an opportunity to 
provide feedback. A total of 41 completed feedback forms were received which helped inform 
the next stage of the Masterplan and initial draft of the Development Brief.  

Feedback was also collected via an interactive key issues tables where large maps allowed for 
comments via sticky notes. 

The exhibition display materials can be found at Appendix C.  

4.3 Liaison with local residents on technical works 

On 13 August 2021, a letter was issued to residents informing them of the archaeology work that 
was undertaken by Albion Archaeology. The letter informed residents when and why this work 
was taking place. 

This letter can be found at Appendix D. 
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4.4 Information provided in Bugle articles 

A series of project updates and information were published in the Bugle Magazine as a way of 
informing a larger number of residents of the proposals and any project updates. 

These updates can be found at Appendix E. 

 

 

4.5 Political Representatives 

Vistry and Axiom have had ongoing engagement with Great Barford Parish Council and the 
ward members for Great Barford throughout the Development Brief and Design Code 
preparation process. 

Monthly meetings with the Parish Council 

During the progression of the proposals, the development team met monthly with the Parish 
Council via Teams to discuss the progress of the development and update members on surveys 
and other works taking place on the site. In addition to this, updates were also issued to key 
members of Bedford Borough Council including the ward members for Great Barford.  
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At these meetings, key issues such as surveys, the progress on the Development Brief, and 
community engagement were discussed.  

Design workshops with the Parish Council 

Vistry and Axiom have also arranged and attended design workshops with the Great Barford 
Neighbourhood Plan Steering Group in December 2022 and March 2023. During these meetings, 
drafts of the Development Brief and the emerging Concept Masterplan’s were discussed. As a 
result, both the Development Brief and Masterplan were revised.  

A summary of these meetings is included in the Development Brief Document, which can be 
found at Appendix F. 

 

New Site Name 

Vistry and Axiom engaged with key political stakeholders on a new name for the development, 
as this was something that was raised frequently at the Fun Day event in September 2022.  

An email was sent to 8 local groups in Great Barford and Bedfordshire and 2 Councillors, 
informing them of the proposed scheme name change and asking for suggestions on historical 
context for the new name.  

A Site Name Research report can be found at Appendix G. 
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4.6 May 2023 Consultation Event 

Vistry and Axiom held a public consultation event on 25th May 2023 from 1pm – 7pm at Great 
Barford Village Hall, in partnership with the Great Barford Neighbourhood Plan team to discuss the 
emerging Development Brief and Design Code for Millfield End.  

The exhibition was attended by approximately 140 attendees, and 15 feedback forms were filled 
out on the day and handed to a member of the team. Attendees had the opportunity to speak 
with members of the team in more detail and ask any questions.  

12 exhibition display boards, which were also made available on the project website, were 
displayed at the exhibition along with A1 plans. These detailed a range of important information 
about the scheme:  

1) Welcome  
2) The Site 
3) New Name for the Site 
4) About the Development Brief and Design Code  
5) Design Evolution  
6) Our Vision 
7) Concept Masterplan (1) 
8) Concept Masterplan (2) 
9) Character Areas  
10) Access and Movement  
11) Primary Street  
12) Your Feedback and Next Steps 

 

 

 

 

 

 

 

 

 

 

 

 

A copy of the newsletter and exhibition display from the May 2023 event can be found at 
Appendix H. 
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5. Feedback and Comments Received from the May 2023 consultation event 

 Through the consultation period of Thursday 25 May to Thursday 15 June, a total of 27 feedback 
forms were received. 15 of these forms were completed and handed in at the public exhibition 
event, 9 forms were received in the post, 2 were received online and 1 form was emailed to the 
project email address. The public exhibition was attended by 139 people. 

Below is a breakdown of feedback received:  

 

1. To what extent do you support the design 
principles outlined in the Development Brief? 

Description Count 
Strongly do not support 7 
Do not support 1 
Undecided 8 
Support 6 
Strongly Support 2 
Blank 3 
  

Total 27 
 

Responses to Question 1 shows a split in support of the design principles set out in the 
Development Brief, with 29% (8/27) of respondents showing support and 29% (8/27) respondents 
being unsupportive. The remaining respondents either left this question blank or were undecided 
on the matter 40% (11/27).  

2. To what extent do you support the different 
character areas identified by the 
Development Brief? 

Description Count 
Strongly do not support 4 
Do not support 4 
Undecided 8 
Support 5 
Strongly Support 3 
Blank 3 
  

Total 27 
 

Responses to Question 2 also shows a split in support for the different character areas identified in 
the Development Brief, with 29% (8/29) of respondents supporting the identified character areas 
and 29% (8/29) of respondents not supporting the proposed areas. 40% (11/27) of respondents 
either left this question blank or remain undecided on the matter.  
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The response to Question 3 displays high important on the proposed housing reflecting their 
different character areas, with 70% (19/27) of respondents ticking ‘support’ or ‘strongly support’. 
7% (2/27) of respondents do not support and 22% (6/27) either remain undecided on the matter 
or left this question blank. 

 

4. To what extent do you support the different 
types of open space within the 
development? 

Description Count 
Strongly do not support 2 
Do not support 1 
Undecided 4 
Support 6 
Strongly Support 10 
Blank 4 
  
Total 27 

 

Question 4 received a positive response with 59% (16/27) of respondents supporting the different 
types of open spaces proposed, 11% (3/27) do not support the open spaces and 29% (8/27) of 
respondents either left this question blank or are undecided on the matter. 

 

 

 

 

3. How important is it that the proposed houses 
reflect their different character areas and 
local surroundings? 

Description Count 
Strongly do not support 2 
Do not support 0 
Undecided 3 
Support 2 
Strongly Support 17 
Blank 3 
  

Total 27 
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70% (19/27) of respondents support the sustainable connectivity measures included in the 
proposals and 11% (3/27) did not support these measures. 18% (5/27) of respondents either left 
this question blank or remain undecided on the matter. 

 

6. To what extent do you support the new name 
of Millfield End? 

Description Count 
Strongly do not support 4 
Do not support 1 
Undecided 10 
Support 5 
Strongly Support 4 
Blank 3 
  
Total 27 

 

 

In response to Question 6, 33% (9/27) of respondents support the new name for the development, 
18% (5/27) of respondents do not support the new name and 48% (13/27) of respondents either 
left this question blank or were undecided.  

 

 

 

 

5. How important is it that Millfield End includes 
sustainable connectivity and transport 
measures? 

Description Count 
Strongly do not support 2 
Do not support 1 
Undecided 2 
Support 1 
Strongly Support 18 
Blank 3 
  
Total 27 
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Below is a list of the comments made in the freeform box, and how frequently each comment 
was made: 

Comment Count 

Traffic / speed limit concerns 9 

No comment 6 

Concern regarding the strain on existing infrastructure  5 

Concern regarding the de-valuation of existing properties 3 

Request for additional screening to be completed by existing properties 3 

Concern regarding the strain on the doctors surgery 3 

Comment regarding the proximity of the development to existing properties 3 

General objection   3 

Flooding and drainage concerns 3 

Village overpopulation concern 3 

Request to be kept updated on the proposals 2 

Request to include bungalows 2 

Comment regarding the footpath and cycle connectivity 2 

Pollution concern (light, noise) 2 

Concern about the conservation area 2 

Concern regarding construction noise 1 

Question regarding social housing 1 

Supportive comment regarding the open space 1 

Pleased to see changes to the Masterplan 1 

Request for more parking spaces to be included 1 

Request for more affordable housing to be proposed 1 

Questions about flood lighting  1 

Question regarding the construction timeline 1 

Comment regarding the need for shops to be included as part of the plans 1 

Concern about Bedford Road being used as a 'thoroughfare'  1 

Request for solar panels to be included 1 

Comment to see the housing designs 1 

  

Total 63 
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Summary of Feedback Received 

Feedback was received from a total of 27 local residents either through the post, from the 
exhibition day, via the project website and email address. The project website was viewed 1,705 
times from 346 users and the invite consultation letter was issued to c.1000 residential and business 
addresses.  

The information outlined above displayed the majority of local residents who were made aware 
of the proposals did not feel the need to provide feedback and were likely apathetic towards 
the proposals. 

Overall, the feedback showed that respondents were most supportive of the different types of 
open spaces being proposed. Respondents also felt that the proposed housing reflecting their 
different character areas and the inclusion of sustainable connectivity and transport measures 
are important aspects of the development. There was a split response regarding the design 
principles set out in the development brief, support for the different character areas and the new 
name of Millfield End for the development.  

Residents also raised comments regarding traffic and speed limit measures, the impact the new 
development will have on the existing infrastructure in Great Barford and the potential 
devaluation of existing surrounding properties. These comments will be responded to as part of 
the outline planning application which will be progressed later this year.  
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6. Conclusion  

Axiom Developments and Vistry Group have undertaken significant engagement with the local 
community throughout the Development Brief and Design Code process.  

This included regular updates via the Parish Council Bugle magazine, attendance at multiple 
community events, the provision of a regularly updated project website, and ongoing liaison with 
the Great Barford Neighbourhood Plans Steering Group. 

The dedicated email address and phone number provided on the project website has been 
used by local residents to engage with the project’s community representatives via email and 
telephone to discuss the development. All questions have been responded to with detailed 
information and in a timely manner. 

A letter was issued in August 2021 to residents informing them of the archaeology work that was 
undertaken by Albion Archaeology. 

Initially, Vistry and Axioms wider community engagement started with their attendance at the 
village Fun Day in September 2021, making the local community aware that the land has been 
allocated in the Neighbourhood Plan to provide 500 new homes and set out their initial vision for 
the development 

A second Fun Day was held in September 2022 and at the event, three exhibition boards setting 
out an initial high-level vision for Millfield End were displayed and there was an opportunity to 
provide feedback. A total of 41 completed feedback forms were received which helped inform 
the next stage of the Masterplan and initial draft of the Development Brief.  

Vistry and Axiom have had ongoing engagement with Great Barford Parish Council and the 
ward member for Great Barford. This includes monthly meetings and design workshops with the 
Neighbourhood Plan Steering Group, published project updated in the Bugle Magazine and 
updates to relevant Bedford Borough Councillors. A new site name was also decided in 
collaboration with key local stakeholders. 

A community consultation event was held in May 2023 to discuss the revised Development Brief 
and Design Code for Millfield End, following engagement with the Neighbourhood Plan Steering 
Group. The event was attended by approximately 140 attendees, and by the end of the 
consultation period 27 feedback forms were received. 

These steps, alongside the comprehensive engagement undertaken by Axiom Developments 
and Vistry Group, demonstrate extensive public engagement in relation to the Millfield End 
development in Great Barford to date. 
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SCREENSHOTS OF THE PROJECT WEBSITE 
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FUN DAY SEPTEMBER 2021 DISPLAY 
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The Great Barford West site 
has been identified in the 
emerging Great Barford 
Neighbourhood Plan as the 
most sustainable location 
for future growth in the 
village. 

ABOUT
GREAT BARFORD WEST

Great Barford West will provide an 
appropriate expansion of Great 
Barford that is forward-thinking, 
community orientated and rooted in 
the unique nature of the local area. 

We are carefully considering the 
history, landscape and local issues, 
to make sure that the scheme will not 
only meet local housing requirements 
but substantially enhance the village 
for the long-term. 

Our vision is to deliver the 500 homes 
required by Bedford Borough Council, 
and the Great Barford Neighbourhood 
Plan, within a masterplan which 
also offers a range of facilities and 
opportunities for the whole of the 
village. 

Our scheme will respect the historic 
village, protecting its heritage and the 
surrounding landscape character, as 
well as delivering new facilities that 
the local community want. 

DESIGNED 
FOR 
THE FUTURE

0800 080 3164
great-barford-west@devcomms.co.uk
greatbarfordwest.co.uk

WORKING WITH
LOCAL PEOPLE

The scheme is being developed by 
Countryside Properties and Axiom 
Developments and, as a team, we 
are committed to working with the 
local community throughout this 
process. 

We have recently launched a 
website which will provide up to 
date information on the scheme, 
and we look forward to consulting 
further with the local community. 

If you have any thoughts at this 
stage, we’d love to hear them, so 
please do talk to us today or get 
in touch using the contact details 
at the bottom of this information 
board.

GBW - fun day boards.indd   1GBW - fun day boards.indd   1 01/09/2021   11:47:3301/09/2021   11:47:33
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0800 080 3164
great-barford-west@devcomms.co.uk
greatbarfordwest.co.uk

RESPECTING
LOCAL 
HISTORY

Since publication of the 
Neighbourhood Plan, we 
have been undertaking 
relevant technical surveys, 
which are required in order 
to progress plans for the 
site. 

ARCHAEOLOGICAL
INVESTIGATIONS

An essential first phase of investigative 
work, before we can start considering 
more detailed layout options for 
the future masterplan, involves 
archaeological surveys of the site. 

We have recently agreed a strategy 
with Bedford Borough Council to 
undertake this work, which involves 
digging trenches on the site. 

It is currently being undertaken by 
a local Bedford-based company, 
Albion Archaeology, and should be 
completed in October. 

There are two diggers on-site, 
excavating the trenches, and a 
number of archaeologists undertaking 
assessments of those trenches. Once 
this work has been completed, the 
trenches will be backfilled and no 
materials will be removed from the 
site.

INVOLVING THE
LOCAL COMMUNITY

We understand the importance 
of respecting, protecting and 
enhancing local history, and we 
recognise that local people would 
like to learn more about what we 
discover on the site. 

We will therefore work with Great 
Barford Parish Council, and the 
Neighbourhood Plan Group, to 
agree a suitable time in the future 
when we will be able to invite local 
groups onto the site and tell you 
more about the history of the Great 
Barford West site.

If you would like to receive video 
and photographs as we progress 
through the archaeological 
investigations, please let us know 
today or get in contact with us 
using the details below and we 
would be happy to share these with 
you as we move forward.

GBW - fun day boards.indd   2GBW - fun day boards.indd   2 01/09/2021   11:47:4501/09/2021   11:47:45
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0800 080 3164
great-barford-west@devcomms.co.uk
greatbarfordwest.co.uk

BENEFITS 
AND
NEXT STEPS

Once the archaeological 
investigations have been 
completed, we will be 
in a position to begin 
considering layout options 
for the site. 

After that, we will 
undertake a full 
consultation with the local 
community to understand 
your views on the 
proposals.

OPPORTUNITIES AND 
BENEFITS

At this early stage we have already 
been exploring the wide range of 
benefits that Great Barford West could 
deliver:

KEEPING YOU
UP TO DATE

Please do feel free to get in touch 
with us at any time if you have any 
questions, however there are a 
number of other ways that you can 
keep up to date with our progress: 

Archaeology updates
We will be sharing photographs and 
videos of the archaeology works as 
they move forward. Do let us know 
if you would like to receive these 
updates. 

Latest news
Visit our website where we will 
provide regular updates and 
downloads on the latest news 
page. 

The Bugle
You may have seen our recent 
article in The Bugle and we will 
continue to contribute articles 
going forward. 

Comprehensive sustainable 
drainage plans, which will help to 
relieve pressure on the network.

Minimise vehicle movements 
through Great Barford via a 
carefully designed highways 
scheme.

Sporting and recreational facilities 
for local people. 

Substantial areas of green open 
space, including parkland, play 
areas and allotments. 

Contributions towards healthcare 
and education.

Improved access to the surrounding 
countryside.

GBW - fun day boards.indd   3GBW - fun day boards.indd   3 01/09/2021   11:47:5701/09/2021   11:47:57
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FUN DAY SEPTEMBER 2022 NEWSLETTER AND DISPLAY 
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www.greatbarfordwest.co.uk

GREAT BARFORD WEST

The Great Barford West site is identified in the Great Barford 
Neighbourhood Development Plan as the most sustainable location  
for 500 new homes in the village. The Great Barford West allocation is  
a larger area of land than is required for the 500 new homes. Technical 
analysis of the site is currently underway to identify the best possible 
areas for development.

We want to continue working in partnership with the local community 
to design the best possible scheme for Great Barford West, which is 
forward-thinking, community orientated and rooted in the unique 
nature of the village and the local area.

We are therefore undertaking further consultation with local people, 
before we start to draw up proposals for new housing, community 
facilities and open space at Great Barford West. We want to 
hear directly from you, and representatives of Countryside, Axiom 
Developments, and their consultant team are on hand today to listen  
to your views.

COUNTRYSIDE 
Countryside has a great reputation throughout the industry 
and has received more housing design awards than any 
other developer, reflecting our dedication to delivering 
high-quality and well-designed new communities.  

We have over 60 years’ experience and always make sure 
we deliver schemes which benefit the existing community 
by delivering new facilities in discussion with local people.  

As a developer seeking to create new communities, we 
place importance on the delivery of infrastructure and 
ensuring that our schemes evolve in partnership with the 
local community.

AXIOM DEVELOPMENTS 
Axiom Developments Limited is an independent strategic 
land promotion company operating across the Oxford to 
Cambridge region. 

We work in partnership with landowners, councils, and 
local communities to promote sustainable new settlements 
through the local development plan process to outline 
planning consent. We then work with appropriate partners 
to deliver the necessary infrastructure, high quality 
placemaking and new homes.

Great Barford West 
is being designed to 
integrate with the village 
so that both new and 
existing residents will 
benefit from the spaces 
and places we create.

Great Barford West is being developed 
by Countryside Partnerships and Axiom 
Developments and, as a team, we are 
committed to working with the local 
community throughout this process. 

MEET THE TEAM

01 | WORKING IN PARTNERSHIP WITH LOCAL PEOPLE

A4
21

BED
FO

RD ROAD

Allocated area under GBNP Policy H1

GREEN END ROAD

CHAPEL FIELD

DOTHANS CLOSE

CHAPEL CLOSE

COOPERS CLOSE

HARE MEADOW

HIGH STREET

THE GOLDEN CROSS

GREAT BARFORD  
PRIMARY ACADEMY

GREAT BARFORD  
VILLAGE HALL

GREEN END

GREAT BARFORD GREEN END 
CONSERVATION AREA

POST OFFICE 
AND STORE

PUBLIC FOOTPATH FP1PUBLIC FOOTPATH FP1

FP9FP9

PUBLIC FOOTPATH FP21

PUBLIC FOOTPATH FP21

FPA6FPA6

FP6FP6

FP4FP4

FP5FP5

FP7FP7

FP7FP7

THE ANCHOR

ALL SAINT’S CHURCH
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GREAT BARFORD WEST

SITE INFLUENCES

The plan above represents 
some early thoughts on 
the influences that may 
shape the proposals for 
Great Barford West. 

02 | UNDERSTANDING THE SITE

 • Flood risk: We understand that issues around flooding are of 
great importance to local people and that there have been 
problems with flooding in parts of the village in recent years. In 
particular, the areas of the site alongside Green End Road are 
prone to flooding. Drainage proposals at Great Barford West will 
look at controlling the flow of surface water within and out of the 
site, with a scheme to be designed to provide betterment  
to existing flooding issues along Green End Road.

 • Topography: Great Barford West broadly slopes from higher 
ground in the west to lower ground in the east and north. We will 
work with the natural topography of the site in order to determine 
where new drainage features should be provided. 

 • Heritage: A large part of Green End Road is a Conservation 
Area, with the boundary of the Conservation Area overlapping 
the northern extent of the site. We are looking at how any 
proposed development should respect the historic character of 
that conservation area, how it should be set back from it, and 
landscaping proposals. 

 • Relationship to the existing settlement: Our vision is to ensure that 
Great Barford West positively integrates with the existing village 
of Great Barford. This will be achieved through sensitive planning 
and design considerations when developing close to the existing 
settlement boundary, but also through providing pedestrian and 
cycle connections to Great Barford West’s new areas of public 
open space.

Site Boundary: approx. 65ha

Existing vegetation

Contours

Existing watercourses

Fluvial flooding (Flood Zone 2)

Surface water flooding

Existing gas main

Public footpaths

Existing roads and bus stops

Conservation Area

Listed Buildings

Medical Centre Allocation  
Site (Policy AD20)
Open Space (Policy AD40)

INFLUENCES 

BEDFORD BOROUGH COUNCIL 
POLICIES MAP (2020) 

GREEN END ROAD

GREEN END ROAD

BED
FO

RD ROAD

BED
FO

RD ROAD

HIGH STREET

HIGH STREET

SILVER STREET

SILVER STREET

PUBLIC FOOTPATH FP1PUBLIC FOOTPATH FP1

PUBLIC FOOTPATH FP21

PUBLIC FOOTPATH FP21

GREAT BARFORD GREEN ENDGREAT BARFORD GREEN END
CONSERVATON AREACONSERVATON AREA

GRADE II LISTED BUILDINGGRADE II LISTED BUILDING
GREENLANDSGREENLANDSGRADE II LISTED BUILDINGGRADE II LISTED BUILDING

106, GREEN END ROAD106, GREEN END ROAD

GRADE II LISTED BUILDINGGRADE II LISTED BUILDING
GREENFIELDS FARMGREENFIELDS FARM

GRADE II LISTED BUILDINGGRADE II LISTED BUILDING
GREEN END FARMHOUSEGREEN END FARMHOUSE

FLUVIAL FLOODING

GAS MAIN

SURFACE WATER FLOODING

VILLAGE OPEN SPACE: AD40 
OPEN SPACE (Bedford Borough 

Council Policies Map, 2020)

POSSIBLE OTHER ALLOCATIONS: AD20 
MEDICAL CENTRE ALLOCATION SITE (Bedford 

Borough Council Policies Map, 2020)
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www.greatbarfordwest.co.uk

GREAT BARFORD WEST

We welcome your thoughts on what 
matters most for Great Barford West

*

*
*

*

*
*

*

 • Trees and hedgerows: The site has very few trees and 
hedgerows which presents an exciting opportunity to increase 
the number of trees and hedgerows on the site with structural 
planting, including reinstating some former hedgerows. 

 • Walking and cycling: Great Barford West will provide new 
traffic-free routes for walking and cycling. These routes will 
provide connections to nearby public footpaths and to existing 
areas of the village, helping to create a connected new 
neighbourhood.

 • Public open space: Great Barford West presents the 
opportunity to offer a range of open spaces for the benefit of 
the whole of the village. The new neighbourhood could be 
centred upon a new village green with new sports pitches and 
children’s play areas.

 • Biodiversity Net Gain: Introduced through the Environment Bill, 
biodiversity net gain is a requirement of all new developments 
and Great Barford West will provide a minimum 10% increase in 
the biodiversity and habitats across the site.

 • Vehicular access: Through guidance provided by the highway 
authority, and as a result of our own initial traffic assessments, 
the site will be accessed off Bedford Road, with two points of 
access. Work is ongoing with regard to the design and precise 
location of the junctions.

03 | ESTABLISHING A VISION 

Site Boundary 

New structural tree and hedgerow planting 

Green corridors through development 

Existing roads and bus stops 

Potential roundabout access points 

Primary street/bus route through development 

Existing public footpaths 
Main pedestrian/cycle movement 
through the development 
Great Barford Green End Conservation Area 

Sensitive area to become pastoral fields 

Central village green 

Drainage basins 

Children’s play areas 

Existing vegetation 

Landscape edge 

*
*

Orchards 

Allotments 

Indicative areas for residential development

CREATING A PLACE

The plan above represents 
some early thoughts on 
the opportunities and 
principles that may shape 
the proposals for Great 
Barford West. 
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PUBLIC FOOTPATH FP1PUBLIC FOOTPATH FP1

PUBLIC FOOTPATH FP21

PUBLIC FOOTPATH FP21
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RESTAURANTRESTAURANT
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STORESTORE

NEW PEDESTRIAN AND CYCLE 
ROUTE THROUGH THE SITE.

NEW PEDESTRIAN AND CYCLE 
ROUTE THROUGH THE SITE.

NEW MULTI-FUNCTIONAL 
LANDSCAPED EDGE.

NEW MULTI-FUNCTIONAL 
LANDSCAPED EDGE.

POTENTIAL MAIN STREET 
THROUGH DEVELOPMENT.

MAIN GREEN CORRIDORS.

DRAINAGE BASINS.
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13 August 2021 

 

 

 

 
 

Dear Resident 

Great Barford West – archaeology work 

We are writing to you regarding our site at Great Barford West which, as you may know, has 
been allocated under Policy H1 of the emerging Great Barford Neighbourhood Plan as the 
most sustainable location for future growth in the village. The plan below shows the Great 
Barford West allocation. 

Since publication of the 
Neighbourhood Plan, we have 
been undertaking relevant 
technical surveys, which are 
required in order to progress plans 
for the site. We have recently 
agreed a strategy with Bedford 
Borough Council to undertake 
archaeological investigations on 
the site which are essential before 
we can start considering more 
detailed layout options for the 
future masterplan.  

This work, which involves digging trenches on the site, will be undertaken by a local Bedford-
based company, Albion Archaeology. The work is expected to start during the week 
commencing Monday 16th August, although is weather dependent, and should be 
completed in October. If there are any delays to the work, we will make sure to update you.  

 

P.T.O. 
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There will be two diggers on-site, excavating the trenches, and a number of archaeologists 
undertaking assessments of those trenches, with no more than 12 people expected to be 
on-site at any one time. Once this work has been completed, the trenches will be backfilled 
and no materials will be removed from the site. 

The work will take place between 8am and 5pm on weekdays. Although this work is not 
expected to be disruptive in any way to residents, as a neighbour of the site we wanted to 
provide you with prior notice. Please note that, due to Health and Safety regulations, 
members of the public are not able to access the site whilst this work is being undertaken.   

We hope that this update has been helpful however, if you have any queries at all, please 
do not hesitate to get in touch with our community representatives, DevComms, on 0800 
080 3175 or by email at great-barford-west@devcomms.co.uk. 

Yours faithfully 

 

 
Steve Price Nigel Street 

Countryside Regional Director - 
Planning 

Axiom Developments Commercial Director 

 

 

 

 



G
RE

AT
 B

A
RF

O
RD

 W
ES

T |
 D

EV
EL

O
PM

EN
T B

RI
EF

174174

M
ILL

FI
EL

D 
EN

D 
| 

D
EV

EL
O

PM
EN

T B
RI

EF
 A

N
D

 D
ES

IG
N

 C
O

D
EThis page has been 

intentionally left blank.



175175

 

 

 
 
  

 

APPENDIX E 

BUGLE MAGAZINE UPDATES 
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APPENDIX F 

SUMMARY OF PARISH MEETINGS ON THE DEVELOPMENT BRIEF 
AND DESIGN CODE (TAKEN FROM THE DEVELOPMENT BRIEF) 
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