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Appendix B: Characteristics of the Parish of Langford 
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B.1  Map 1: Langford Parish map 
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B.2 Langford Parish history and local features 

A brief history of Langford 

Langford, Bedfordshire, lies in the valley of the River Ivel and dates from Saxon times being first 
mentioned in AD 944. There were once one or more fording points across the river and the village 
is said to take its name from the words ‘long ford’ alluding to the length of the settlement. 

Before 1066 the Lord of Langford was Lewin, a thane of Edward the Confessor. William the 
Conqueror granted the village to Walter le Fleming. The Domesday Book in 1086 records the 
population of ‘Langeford' as 21 and the landholder as Walter le Fleming and that there were 2 
mills. In 1142 Walter’s descendant Simon de Wahull gave land to the Knights Templar, who 
established themselves as Lords of the Manor of Langford Rectory. (Reference: Michael Rutt, The 
People at the Long Ford (Bedfordshire County Council, 1975)) 

The parish church is St Andrew’s, Langford’s only Grade I listed building, which dates mostly from 
the 14th century, with 13th century origins. The Chancel was remodelled in the Perpendicular style 
in the 15th century.  It lies in a central position, opposite the school but set back from the main 
road and it has a well-wooded churchyard. 

  

Church and Church School 1971 Church and Church Hall 2010 

Langford is three miles (5 km) south of Biggleswade and is a long ribbon village. The village now 
starts at the Baulk corner and it is nearly three miles to Running Waters at the north end of the 
village. 

On the west side of the River Ivel is part of the Ivel Valley countryside project, namely, Henlow 
Common and Langford Meadows local nature reserve. This 47-acre reserve, despite being called 
Henlow Common, is situated in Langford parish. It came to Langford in 1985 after an exchange of 
land between the two parishes and as a registered common it keeps its original name. 

Langford also has 3 Grade II listed buildings containing 5 houses, 1 & 3 Mill Lane; Church Farm & 
Church Farm Cottage (115 & 117 Church Street) and 2 High Street.  It also has about 70 sites and 
buildings catalogued in the Historic Environment Record for Bedfordshire.  The full list can be 
found in Appendix I. 

The village has grown enormously since 1961 when the population was 1,250. By 1976 it had 
doubled to 2,500 and in 2011 it was 3,090 with 1,320 dwellings. 
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Landscape Character Assessment 

The Central Bedfordshire Landscape Character Assessment of 2015 (the latest version) describes 
10 landscape types – each with a relatively homogeneous character with similar physical and 
cultural attributes. The landscape types are sub-divided into component landscape character areas 
– discreet geographic areas sharing common characteristics.  Langford has a type 4 landscape, Clay 
Valleys with the northern half of the village being in Type 4b, Lower Ivel Clay Valley and the 
southern half being Type 4c, Upper Ivel Clay Valley. 

The key characteristics of Type 4b, Lower Ivel Clay Valley, as they apply to Langford, are: 

4B.1.1 A level open river valley founded on Oxford Clay, Lower Greensand and Alluvium 
with drift deposits of Glacial and Valley Gravel.  

4B.1.2 River Ivel runs through the area from south to north with areas of open water, 
tributary streams and ponds.  

4B.1.3 Mixed land use of arable and improved pasture with some withy beds and rough 
grazing close to the River Ivel.  

4B.1.4 Large and medium scale geometric fields are bounded by ditches and hedgerows 
with the latter often in poor condition or lost.  

4B.1.5 Market gardening and nurseries throughout the area, with many fallen into disuse.  

4B.1.6 Former gravel workings now form open water bodies close to the Ivel, and are often 
used for fishing and enclosed by narrow woodland belts. The operational Broom Quarry is 
located to the north and south of Broom.  

4B.1.7 Shelterbelts of conifers and poplar are visually prominent in the flat landscape, plus 
occasional mature willows. 4B.1.8 Horse pastures are a frequent feature, with their 
boundary fences and shelters.  

4B.1.9 Settlement of substantial linear villages, often along roads, plus the market town of 
Biggleswade and, to the north boundary, Sandy.  

4B.1.10 Network of minor rural roads with small scale bridges over the Ivel contrast with 
the busy trunk road of the A1.  

4B.1.11 There are open views over the level arable landscape to the west and south of the 
area and to the east of Biggleswade where there is a strong visual connection to the 
adjacent Dunton Clay Vale (Type 5g).  

4B.1.13 A disturbed and fragmented area with the presence of the major road corridor of 
the A1, large settlements and the mix of land uses giving an urban fringe character. 

The visual sensitivity is: 

4B.1.20 Views of/ towards the river corridor across the flat topography – tall structures and 
large-scale buildings are likely to be highly visible. 
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The evaluation of landscape change is: 

Past Change  

1. Rise and then decline of market gardening and plant nurseries, with a number of 
glasshouses out of use and repair.  

2. Loss of water meadows along the River Ivel.  
3. Loss of hedgerows and the increase in horse pastures.  
4. Mineral working leading to creation of large open water bodies and the loss of historic 

landscape features, particularly at Broom.  
5. Expansion of traditional market town of Biggleswade with large scale industrial estates. 
6. Expansion of villages including Shefford and Stotfold.  
7. Introduction of turbines forming a wind farm. 
8. Introduction of a solar energy farm.  
9. Loss of water meadows along the Rivers Ivel and Hiz.  
10. Loss of hedgerows and hedgerow trees.  
11. River Ivel Navigation fallen out of use.  

Potential Future Change  

1. Construction of committed, large scale residential and employment developments to the 
east and south of Biggleswade.  

2. Biggleswade Eastern Relief Road.  
3. Extensions to existing quarries.  
4. Recreational use of former gravel or sand workings leading to loss of biodiversity value.  
5. Further agricultural improvement affecting surviving neutral floodplain grassland sites such 

as Biggleswade Common.  
6. Renewable energy developments. 
7. Major extension to the east of Arlesey, including a new relief road.  
8. Potential growth along A1 corridor.  
9. Coalescence of villages and towns (this is possible in the case of Langford & Biggleswade 

and Langford & Henlow). 

The key characteristics of Type 4c, Upper Ivel Clay Valley, as they apply to Langford, are: 

4C.1.1 A level wide river valley founded on Gault Clay, Chalk and Alluvium with deposits of 
Glacial Gravel and Valley Gravel.  

4C.1.2 The River Ivel, the River Hiz and the disused Ivel Navigation run through the area 
with tributary streams and open water bodies deriving from mineral workings, the latter 
concentrated between Henlow and Langford.  

4C.1.3 Mixed land use predominantly of arable farmland with some pasture along the river 
courses plus substantial areas of settlement.  

4C.1.4 Large and medium scale geometric arable fields are bounded by hedgerows in 
mixed condition with some hedgerow trees, with more intimate scale pastoral fields along 
the River Ivel.  

4C.1.5 Scattered woodland blocks and belts create a semi-enclosed landscape along the 
River Ivel and River Hiz.  

4C.1.6 Dense settlement of medium and large-scale villages often expanded along roads, 
plus a few scattered farmsteads.  
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4C.1.7 Historic centres of villages (such as Langford, Clifton and Henlow) feature stone 
churches, red and yellow brick and render buildings with clay tile and slate roofs, while on 
the outskirts of settlements and spreading along roads there is more modern development 
in mixed materials.  

4C.1.8 Open views over level arable farmland contrast with more intimate, enclosed 
pastures along the immediate river corridors. 

The Visual sensitivities are: 

4C.1.15 The open views over level arable farmland to adjoining rural areas on higher 
ground.  

4C.1.16 The corridor and enclosed rural views along the river corridors and across small 
scale pastures adjacent to rivers. 

The evaluation of landscape change is: 

Sunset over Langford windfarm 
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B.3 Historic Buildings and Sites 

Langford dates from 944 A.D. and its history since has been dominated by farming and associated 
activities e.g., milling. It has a wide range of heritage assets, comprising interesting buildings of 
various eras and a significant number of historic sites, although the building stock only contains 4 
listed buildings: 

Grade I listed:   

 St. Andrews Church (C of E), which dates mostly from the 14th century with some 15th 
century additions. It has early associations with the Knights Templar and is considered to 
be of very high significance. 

Grade II listed:  

 4 private houses located within 2 buildings, 1 and 3 Mill Lane 
 Church Farm Farmhouse and Church Farm Cottage (now no’s. 115 & 117 Church Street and 

formerly no’s. 85 & 87). 
 No. 2 High Street. 

Non-listed: 

 Langford Mill, Mill Lane (now residential housing). 

The built environment around all of these buildings is well established and as such they are not 
thought to be under threat of having their surroundings altered in such a way as to threaten their 
contribution to the village landscape. 

The church is maintained by the Diocese of St. Albans and is also supported by the parishioners 
who carry out their own fundraising efforts through the village. The upkeep of the 5 private 
houses is the responsibility of the owners. 

The visual environment around the church has, to some extent, been affected by its proximity on 
the eastern side to the busy B659 Church Street (the main road through the village) and to the 
village school with its attendant pedestrian crossing and road markings and street furniture.  The 
very mature trees in the well-kept graveyard do mellow the view of the church and maintain its 
position as the major building in the village. 

The heritage assets of the village also include a number of older non-listed houses and buildings, 
with some dating back a century or more. Many of the farm buildings have disappeared as farms 
have changed in character and their sites have been redeveloped for housing.  A number of 
archaeological sites are also present on the Historic Environment Record for Bedfordshire, this list 
can be found in Appendix K. 
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B.4 Demographics 
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B.5 Constraints 

Limiting factors for village development: 

Map2: Physical boundary constraints 

 
Map 2 Langford settlement envelope October 2018 
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MAP3: Housing developments in Langford from April 2016  
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East   

 Wind Farm consisting of 10 turbines and one to the south of Edworth Road 
 Railway (Peterborough to London main line) 
 Water tower 
 Solar energy farm 
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West 

 Kingfisher Farm 
 River Ivel 
 Poppy Hill Lake 
 Henlow Common and Langford Meadows Nature Reserve 
 Flood plain 
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North  

 Running Water Farm 
 Langford Road Farm 
 Wychway Farm 
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South 

1. Poppy Hill Farm 
2. Sewage Works 
3. River Ivel 
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Map 4: Extent of flood risk 
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Map 5: Extent of flood risk from surface water
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Source: - https://flood-warning-information.service.gov.uk/long-term-flood-risk/map?easting=518460&northing=240637 
&address=100080065096&map=RiversOrSea 
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Surface Water Flooding Maps (04/04/2020) of the village.  
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Other Watercourses and potential sources of flooding 

Non-maintained watercourses within the Langford boundary: 

 

 

Other constraints (detailed elsewhere within this LNP):  

 Parking 
 Infrastructure 
 Transport 
 Community Facilities 
 Commercial and retail outlets 

 

  

Non-maintained 
watercourses: 

Partially 
culverted 
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B.6 Green spaces 

 

Just 0.5% of the parish (4.33 hectares) constitutes green space (as compared to a national average 
of 2.2%) and with the exception of a playing field, there are no public parks and gardens. 

The following map illustrates the aspirations identified by the community of Langford for the 
future provision and enhancement of their Green Infrastructure in 2011. The second map in this 
sequence shows the Green & Open Spaces within the Parish of Langford as of October 2018. The 
third map shows the residential developments within the parish from August 2016 to August 2019 
and the erosion of potential green spaces within the parish. 

As can be seen, the aspirations of the Langford community for developing the Green Infrastructure 
within the Parish have been superseded by the extent of the housing developments that have 
taken place since the last Census and particularly during the period of April 2016 to 2019. Very few 
green areas are found within the settlement envelope (primary school playing field, village playing 
field and what is left of the `Langford triangle’). Current housing proposals would see the loss of 
the triangle and any possible extension of the school playing field being made impossible. Current 
proposals contain new playground green elements (generally in close proximity to SUDS) which 
are generally poorly placed for the Langford community to make extensive use of them. 
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MAP3: Housing developments in Langford April 2016  
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B.7 Housing need 
A Housing Needs Survey was conducted in May 2019, completed by Bedfordshire Rural 
Communities Charity. The results of this can be found in Appendix E. The findings of this survey 
are also referred to in Policy PD2.  

About this survey 

The Housing Needs Survey (HNS) was carried out by BRCC to identify the housing needs of local 
people over the next 10 years. The survey aimed to assess the need of local people for either 
affordable housing or market housing in Langford. 

Affordable housing 

The NPPF (2019) defines affordable housing for sale or rent, for those whose needs are not met 
by the market (including housing that provides a subsidised route to home ownership and/or is 
for essential local workers); and which complies with one or more of the following definitions: 

a) Affordable housing for rent: meets all of the following conditions: (a) the rent is set in 
accordance with the Government’s rent policy for Social Rent or Affordable Rent, or is at least 
20% below local market rents (including service charges where applicable); (b) the landlord is 
a registered provider, except where it is included as part of a Build to Rent scheme (in which 
case the landlord need not be a registered provider); and (c) it includes provisions to remain 
at an affordable price for future eligible households, or for the subsidy to be recycled for 
alternative affordable housing provision. For Build to Rent schemes affordable housing for 
rent is expected to be the normal form of affordable housing provision (and, in this context, is 
known as Affordable Private Rent). 

b) Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning Act 2016 and 
any secondary legislation made under these sections. The definition of a starter home 
should reflect the meaning set out in statute and any such secondary legislation at the time 
of plan-preparation or decision-making. Where secondary legislation has the effect of 
limiting a household’s eligibility to purchase a starter home to those with a particular 
maximum level of household income, those restrictions should be used. 

c) Discounted market sales housing: is that sold at a discount of at least 20% below local 
market value. Eligibility is determined with regard to local incomes and local house prices. 
Provisions should be in place to ensure housing remains at a discount for future eligible 
households. 

d) Other affordable routes to home ownership: is housing provided for sale that provides a 
route to ownership for those who could not achieve home ownership through the market. It 
includes shared ownership, relevant equity loans, other low-cost homes for sale (at a price 
equivalent to at least 20% below local market value) and rent to buy (which includes a period 
of intermediate rent). Where public grant funding is provided, there should be provisions for 
the homes to remain at an affordable price for future eligible households, or for any receipts 
to be recycled for alternative affordable housing provision, or refunded to Government or the 
relevant authority specified in the funding agreement. 

 



 Background Evidence Appendices Page 92 of 352 

Affordable housing in rural areas is often progressed through Rural Exception Site developments – 
this is where the planning authority accepts that there is a need for affordable housing in the 
parish, and is prepared to grant an “exception” to planning policy, providing that the development 
is for affordable housing that will be available to local people in perpetuity.   

Households seeking affordable rented accommodation through any new exception site 
development would have to apply through the Bedfordshire Choice Based Lettings scheme, 
through which they would have to demonstrate both a housing need and a local connection to 
Langford.  

Market housing  

The demand for market housing would need to be based on a broad evidence base. This would 
include local housing need identified through this survey, although the wider housing market 
would also need to be taken into consideration, as there would be no restrictions placed on the 
sale of this housing. 

Station Road – Leads to a whole mix of housing! 
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B.8 Business, community and economic growth 
One of the main objectives of the NPPF (2019) is to build a strong, competitive economy. In more 
rural areas, the aim is equally to support a prosperous economy as part of that. It states that, 
Planning policies and decisions should enable: 

a) the sustainable growth and expansion of all types of business in rural areas, both through 
conversion of existing buildings and well-designed new buildings; 

b) the development and diversification of agricultural and other land-based rural businesses; 

c) sustainable rural tourism and leisure developments which respect the character of the 
countryside; and 

d) the retention and development of accessible local services and community facilities, such as 
local shops, meeting places, sports venues, open space, cultural buildings, public houses 
and places of worship. 

Planning policies and decisions should recognise that sites to meet local business and community 
needs in rural areas may have to be found adjacent to or beyond existing settlements, and in 
locations that are not well served by public transport. In these circumstances it will be important 
to ensure that development is sensitive to its surroundings, does not have an unacceptable 
impact on local roads or exploits any opportunities to make a location more sustainable (for 
example by improving the scope for access on foot, by cycling or by public transport). The use of 
previously developed land, and sites that are physically well-related to existing settlements, 
should be encouraged where suitable opportunities exist. 

   

   

The community of Langford (including residents and existing businesses) considers that the first 
two and last of these objectives are the most important. Equally though, there is an important 
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balance that the Neighbourhood Plan seeks to achieve. It wishes to encourage the growth of 
appropriate commercial activities which create jobs for local people. 
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Langford has a relatively limited employment base which is made up of a fairly large proportion of 
part-time and self-employed workers. The summary in Appendix C and the table below also show 
that a reasonable proportion of people work from home, within the village. 

Businesses feel that the reliability, availability and speed of both broadband and 
telecommunication systems within the village is an issue for them. Availability of parking and 
transport links were also raised as issues. 

 

 

A business survey carried out in 2019 
demonstrated that there was a thriving small 
business community in the area and that many 
of the reasons for locating the business are 
related to the nature and character of the 
village.  
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Whilst there is some optimism in a forecast of increase in employment opportunity within the 
village, there is some concern regarding the size and scale of recent housing developments on the 
infrastructure and the impact on the business. Comments on factors that would influence whether 
the business would remain within the Parish included: 

“If the rate of village growth continues, the business will relocate.” 

“An active village where people want to live and work with good transport links.” 

“Parish remains rural.” 

 
Businesses in Langford (July 2019) 

 ACS CARPENTRY SERVICES 
 ALEXANDER TAXIS 
 ANT’S CHILLI HOUSE 
 AOK PROPERTY MAINTENANCE 
 BEAUTY SOLUTIONS AT CHARLEYS 
 BEIJING DRAGON  Now a chip shop ‘Langford Fish Bar’ 
 CCR COACHWORKS 
 CHARLEYS HAIRDRESSER 
 COUNTRY SCAPES LTD 
 C. PLUMB PLUMBING AND HEATING 
 CREST SERVICES 
 DH PLUMBING 
 EDWARD LIVINGS BUILDER 
 FRANCESCA’S NAIL & BEAUTY SALON 
 GARDEN CENTRE COFFEE SHOP 
 GLADE PEST CONTROL 
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 HARRISONS ACCOUNTANTS 
 HEAPS BUILDERS 
 HIDEWAWAY CAFÉ 
 HILLFOOT FARM SHOP 
 HILLS PRINT & DESIGN 
 ILLUSIONS BEAUTY 
 IVY LEAF 
 JBS DEVELOPERS LTD 
 JIM GRUNDY HOME IMPROVEMENTS 
 LANA HAIR & BEAUTY 
 LANE & BENNETTS ESTATE AGENTS 
 LANGFORD GARAGE 
 LANGFORD GARDEN CENTRE 
 LANGFORD PHARMACY 
 LANGFORD WINDOWS 
 LAZY DOGS 
 LOVELL BUILDING & CARPENTRY LTD 
 MURRAY TREE & GARDEN SERVICES 
 PRK BUILDING SERVICES 
 POSH DOGS 
 POST OFFICE 
 REDFOOT DESIGN 
 RMS DECORATION 
 ROBERT HEAPS BUILDING CONTRACTORS 
 ROBERT LARMAN ARCHITECTURAL SERVICES 
 SCORPIO WINDOWS LTD 
 S.L. COOPER DECORATING 
 SMYTH ACCOUNTANTS 
 SPICE LOUNGE 
 STUMPBUSTERS 
 THE BEAUTY CLINIC 
 THE FLOWER HUT 
 THE PLOUGH 
 TREADAWAY ELECTRICAL 
 YEWNIQUE CRAFTS 
 VILLAGE STORE 
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B.9 Water management 
There are three distinct areas of concern with regards to water management in Langford: the 
supply of potable water; the treatment of waste water and the maintenance and Water 
Framework Directive status of the River Ivel, which flows through the village. New homes require 
the provision of clean water, safe disposal of wastewater and protection from flooding. The 
allocation of large numbers of new homes in certain locations may result in the capacity of existing 
available infrastructure being exceeded, a situation that could potentially cause service failures to 
water and wastewater customers, adverse impacts to the environment, or high costs for the 
upgrade of water and wastewater assets being passed on to the bill payers. In addition to 
increased housing demand, future climate change presents further challenges to the existing 
water infrastructure network, including increased intensive rainfall events and a higher frequency 
of drought events. Sustainable planning for water must now take this into account. The water 
cycle encompasses the natural and man-made processes and systems which interact to collect, 
store or transport water in the environment.  

The River Ivel is a beautiful and valuable positive feature of the village. Its banks are much used by 
residents for walks, wildlife watching, fishing, general recreation and family time. It is however, 
the conduit by which treated wastewater from the Waste Water Treatment Works that serve 
Langford and surrounding areas leaves the village and its condition is a matter of concern to many 
residents.  

 

Supply of potable water 

The emerging CBC Local Plan, Annex 28A Water Cycle Study states: “Ruthamford South (the Water 
Resource Zone for our area) is due to go into supply-demand balance deficit by 2020/21 and to 
reach a deficit of 39Ml/d by the end of the emerging CBC Local Plan period. This deficit, both 
earlier and greater than predicted in the 2014 Water Resources Management Plan (WRMP), is 
primarily as a result of supply-side reductions due to sustainability reductions and climate change 
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(- 20Ml/d by 2024) and increased unconstrained demand as a result of development and 
population growth. Increased transfer from Ruthamford North is required by 2024/5”. 

” Water stress is a measure of the level of demand for water (from domestic, business and 
agricultural users) compared to the available freshwater resources, whether surface or 
groundwater. Water stress causes deterioration of the water environment in both the quality and 
quantity of water, and consequently restricts the ability of a waterbody from achieving a “Good 
Status” under the WFD. The Environment Agency has undertaken an assessment of water stress 
across the UK. This defines a water stressed area as where:  

 The current household demand for water is a high proportion of the current effective 
rainfall which is available to meet that demand; or  

 The future household demand for water is likely to be a high proportion of the effective 
rainfall available to meet that demand. Further, on page 35 of the CBC Water Cycle Study it 
is confirmed that this area is classed as being in “serious” water stress. To emphasise the 
point even more, on Monday March 18th, 2019, Sir James Bevan, the Chief Executive of the 
Environment Agency, said that the country is facing “the jaws of death” in terms of water 
supply. He described the need for an ambitious plan to cut people’s water use by a third, 
create big new reservoirs, build more desalination plants and increase water transfers 
across the country.  

The Anglian Water Draft Water Resources Management Plan 2019 calls for a target consumption 
in new-build properties of 122.5 litres per person per day whilst the emerging CBC Local Plan 
2018, Annex 28A Water Cycle Study calls for a lower target consumption of 110 litres per person 
per day.  

In light of the above and to improve the sustainability of existing and new properties, we firstly 
support policies that ensure that the increased transfer from Ruthamford North by 2024/25, as 
deemed necessary by Anglian Water, is in place by that time. Secondly this Plan supports the CBC 
target consumption of 110 litres per person per day as an urgent priority and by 2024/25 at the 
latest. Thirdly we note that CBC are actively monitoring a rainwater harvesting project in 
Cambridge and the Plan includes proposals for such technology to be incorporated in new build 
houses as soon as possible to supplement the water supplies for non-potable uses e.g., toilet 
flushing and washing machines etc. This technology is becoming lower in cost and more accessible 
and acceptable as the population becomes more environmentally aware.  

Waste Water Treatment 

Langford is served by Poppy Hill WWTW. However, the outflow from Clifton WWTW enters the 
River Ivel just below Langford Mill, having crossed Henlow Common.  These outflows therefore 
impact upon the Water Framework Directive status of the River Ivel in the north of the parish. This 
is important because Anglian Water have informed the Steering Group that Clifton WWTW can 
handle some but not all of the waste from 300 or 500 new houses within the next 3 years. They 
have not yet given precise figures as to how many new houses they can handle in that time frame.  

The CBC Water Cycle Study 2018 states that Clifton WWTW requires investment by 2030 to avoid 
breaching its Dry Weather Flow (DWF) consents from the Environment Agency. It is important to 
note that, in addition to some of Langford’s increased waste, Clifton WWTW will have to deal with 
increased waste from the expansion of housing in Clifton and Shefford itself. There are therefore 
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concerns about the ability of Anglian Water infrastructure to deal with the waste water arising 
from the growth in housing locally. These concerns are amplified by continuing reports from 
residents of repeatedly blocked local sewers in the village and of increased odours from village 
pumping stations. 

River Ivel, its Maintenance and Water Framework Directive Status 

The River Ivel within the Langford Parish boundaries falls into 2 sections, above and below 
Langford Mill. The river above the Mill is held back by 2 sluices underneath the Mill buildings 
which are maintained by the Environment Agency. There is also a fixed spillway upstream of the 
Mill to take excess water down the backstream and hence to re-join the main river below the Mill 
pool. Houses on this stretch are largely immune from flooding due to these sluices and the 
spillway and the fact that the meadow land to the west of the river is its floodplain. Being classed 
as “Main River”, the maintenance of this stretch falls within the remit of the Environment Agency. 
Their work normally takes the form of weed cutting this stretch using boats lowered into the river 
near the Langford Garden Centre, an operation that normally occurs in September or October. The 
bankside weed growth on the river below the old girder bridge was allowed to grow unchecked in 
2017, with the result that heavy summer rainfall in late July caused significant garden flooding all 
along this stretch. Furthermore, the river was surveyed on behalf of the EA to ascertain its capacity 
and with a view to repeating dredging the channel, which has not been done for decades. We 
understand that the Environment Agency has no plans to dredge this stretch of river in the next 5 
years. 

In summer 2019 the river was again full of weed growth and the depth of silt is ever-increasing, to 
the extent that the channel was very restricted from the Garden Centre to below the foot bridge, 
thereby creating potential flooding conditions again (see below).The Environment Agency is, like 
many Government Agencies, under financial pressures but these should not result in the River Ivel, 
upstream of Langford Mill becoming so choked with weed, both in-channel and bankside growth, 
that flooding of any parts of riverside properties occurs. It is important that the Parish Council, CBC 
and landowners have an active dialogue with the EA to maintain the river properly and no 
development should be permitted which impacts upon the flow capacity of the river.  

Downstream of Langford Mill the only properties are within Mill Meadow and are all sited well 
above the floodplain level of the River. However previous winter flooding, notably in 2009, has 
resulted in floodwater being very widespread below the Mill, getting close to the top of the Mill 
Meadow bank and totally covering land used for cattle grazing. It is therefore important that the 
River below the Mill has its floodwater carrying capacity protected by timely EA actions.  
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The in-channel and bankside weed growth downstream of the Boot Bridge in 2019 

 

 

Langford Mill Pool, with floodwaters very close to houses, Feb 10th, 2009 
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Permissive footpath and River Ivel flooded below Langford Mill, Feb 10th, 2009 

 

Wells’ Meadow below Langford Mill, Feb 10th, 2009 
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Water efficiency 

Water efficiency is a requirement under: The Building Regulations (2010) ‘Approved Document G – 
Sanitation, hot water safety and water efficiency (2015)’.  

The requirement G2 and Regulation 36 within this document state: 

1. G2. Reasonable provision must be made by the installation of fittings and fixed appliances 
that use water efficiently for the prevention of undue consumption of water. 

2. 36 – (1) The potential consumption of wholesome water by persons occupying a new 
dwelling must not exceed the requirement in paragraph (2). Appendix F illustrates a 
suitable Grey Water Recycling or Sullage system. 

3. 36 – (2) The requirement referred to in paragraph (1) is 
4. 125 litres per person per day as measured in accordance with a methodology approved by 

the Secretary of State. 

 

 

 

Langford Water Tower 

Surface water drainage 

''Surface water drainage from properties that feed into the Langford foul water system causes an 
excess of water flowing through the system.  This can (and has) caused an overload of the local 
pumping station and increases the likelihood of localised foul water flooding.  Anglian Water can 
offer a sewerage charge reduction to their customers if they can show that none of the surface 
water from their property drains to the public sewerage system, either directly or through 
intermediate sewers or drains.  
 
The LNP would encourage both developers and home owners to consider the impact of surface 
water drainage on the existing Foul Water system and utilise soakaways wherever possible.  
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B.10 Connectivity 

Communication technologies 
The LNP Questionnaire findings refer to technology issues within the community covering three 
specific areas, namely: 1) Fast broadband access; 2) Access to new technology; 3) Home working 
and small business. 

1) Fast broadband access 

2.9% not applicable 28.4% no problem 34.2% minor problem 
34.5% major problem   

As can be seen from the map below (Ofcom 20/08/2019), some areas in Langford have very poor 
broadband speeds and as indicated 34.2% found this to be a minor problem and 34.5% of 
residents found it to be a major problem. 

It is recommended that contact should be made through CBC and LPC with each supplier as 
identified in the map below, to ensure they are providing the best access for existing dwellings and 
those in new developments, by upgrading broadband access to ultrafast or superfast broadband in 
line with Government targets (https://www.gov.uk/guidance/building-digital-uk). 
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2) Access to new technology 

10.4% not applicable 29.4% no problem 31.8% minor problem 
28.4% major problem   

 

Ofcom (Office of Communications) 

As can be seen from the map below (Ofcom 20/08/2019), mobile coverage in each postal code 
area does have a number of suppliers although 31.8% of residents still found access a minor 
problem and 28.4% a major problem. 

It is recommended that contact should be made through CBC and LPC with each supplier as 
identified in the map below, to ensure they are providing the best access for existing dwellings and 
those in new developments, by upgrading the mobile coverage capacity. 

In addition, it is also considered that as soon as 5G mobile coverage becomes available, Langford 
should be made a priority due to this shortfall to help our local businesses.   

Mobile coverage in Langford (Signalchecker.co.uk 20/08/2019) 

 

  Voice 3G 4G 5G 

Three Indoor No Yes Yes 
No 

Outdoor Yes Yes Yes 

O2 Indoor Yes Yes Yes 
No 

Outdoor Yes Yes Yes 

EE Indoor Yes  Yes Yes 
No 

Outdoor Yes Yes Yes 

Vodafone Indoor Yes Yes Yes 
No 

Outdoor Yes  Yes Yes 

 NB.5G is not currently available in this area. 
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Supplier  Supplier      O2 

         

Supplier     EE      Supplier Vodafone 

         

Whilst it would seem that infrastructure coverage is good by two of the four suppliers (and is 
therefore supplier dependent), comments from the LNP Questionnaire indicate that the problems 
are more about reliability and consistency – both of which are essential for business continuity. 

3) Home-working and small businesses (SME’s) 

37.1% not applicable 24.6% no problem 18.6% minor problem 
19.8% major problem   

 

Although only 18.6% found this to be a minor problem and 19.8% of existing home workers/SME’s 
found it a major problem, arguably this situation would deter more businesses from developing or 
moving to Langford and would certainly be exacerbated by expansion of the village. 

Improvements to broadband and access to telecommunications technology would be able to assist 
SME’s/Home workers to function in a business context, more efficiently and effectively. 
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The Covid-19 pandemic has, by Government directive, increased the number of home workers and 
it is likely that this temporary measure will be taken up permanently by a significant percentage of 
these workers.  The mandated school closures in spring & summer 2020 further increased the 
demands on home internet access. These events place even more importance on improvements 
to broadband and access to new telecommunications technologies. 

 

 

Cellular base station at Langford, and the antenna array 
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B.11 Community safety 
During the development of this Neighbourhood Plan and highlighted through ongoing consultation 
with residents, we are aware of the need to ensure we develop and implement a commitment for 
community safety and well-being for all its residents. 

This commitment starts with finding better, smarter ways to build and develop a safer and 
healthier community.  Community safety includes collaboration with residents, organisations, 
clubs, schools, outside agencies and other stakeholders.   

The overall intention of this commitment is to focus on a pro-active approach to well-being for its 
residents. 

This LNP has highlighted areas that come under the umbrella of Community Safety and for 
Langford this includes: 

 Permeability of new housing developments 
 Feasibility of access by emergency vehicles 
 Speeding of vehicles through the village 
 River safety 
 Surface water flooding 
 Levels of lighting  
 Road safety for all residents 
 Dropped curbs & crossing points 
 Condition of pavements and roads 
 Accessibility for residents (elderly, disabled, young children) 
 Child safeguarding 
 Child safety 
 Vulnerable residents 
 Cycleways 
 Light and air pollution 
 Police presence in the community 
 Conflicts between types of highway user (cycles, vehicles, pedestrians) 

 

This LNP has established a commitment to Community Safety throughout the development of the 
LNP; ensuring it takes a preventative, as opposed to reactive approach, to ensure the LNP has 
Community Safety at the forefront of its policies. 

Supporting evidence can be found in Appendices A-D, G-H and the Consultation Statement. 
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Despite the plainly visible warning, children play in the sluice gates…!!!! 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

  

A pavement which 
cannot be used by 
wheelchairs or 
pushchairs 
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B.12 Community priority projects 
The Langford Neighbourhood Plan should not include community projects that cannot be 
delivered through the planning system, therefore they cannot be included as policies in this 
development plan.  If we want to do this however, the non-planning content must be separate 
from the main plan, for example, in another section or in an appendix.  Since this document is a 
`living’ one, we choose to include a list of aspirational village projects which developers could 
include within their proposals to enhance the village and its local community, or could attract 
Section 106 funding as defined in the NPPF (2019) Para. 54-57. Where justified, S106 contributions 
to necessary community projects will be sought. 

Projects for Section 106 Funding 

In the course of the development of the Langford Neighbourhood Plan, a number of suggestions 
for improving the infrastructure, environmental and social amenities of the village have been 
identified and these are listed below.  Some of these could form the basis of proposals for Section 
106 agreement funding by developers in support of their planning applications. To be appropriate 
for this type of funding, projects must be scoped, defined and costed in detail, however some of 
the items in this list are too general to meet these criteria.  

For example, “Resources for young people” is inadequate in itself, whereas specific proposals in 
this category, such as that for the refurbishment of the trim trail by the developers of the XXXXX 
building site, would be totally appropriate. 

Some potential Priority Projects include: 

1. Parking enhancements in Denny Crescent and East Road 
2. Potential to purchase land for a car park for the School 
3. Potential to site a sports pavilion 
4. Refurbishment of Changing Rooms at the Village Hall (some funds already include part 

funding on St Andrews Way S106) 
5. Potential to extend the Village Hall 
6. New trees planted in Langford 
7. Extension of the footpath on the south side of the river bridge to the Garden Centre. 
8. Extension of the green wheel from Jordan’s Mill to Langford Mill 
9. Additional river crossings 
10. Extending the river footpath from the Langford Mill to Jordan’s Mill. This would allow 

walkers to walk from Henlow to Biggleswade along the river Ivel joining the Green Wheel 
at Jordan’s Mill. 

11. Extend the CCTV to cover the tennis courts, scout hut and tractor shed 
12. A purpose-built drop-in centre for young persons with parking, security, lighting, IT, coffee 

and other facilities. This to be based on one of the new developments 
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Appendix C: Housing Needs Survey 

Housing Needs Survey Report 

 

Langford 
 

May 2019 

 

 

 

 

Completed by Bedfordshire Rural Communities Charity 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

This report is the property Langford Neighbourhood Plan Group / Langford Parish Council. 

 

For further information, contact Bedfordshire Rural Communities Charity, The Old School, Cardington, 
Bedfordshire, MK44 3SX. 
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1.  Introduction 

 

1.1 About this survey 

The Housing Needs Survey (HNS) is being carried out by BRCC to identify the housing 
needs of local people over the next 10 years. The survey aimed to assess the need of 
local people for either affordable housing or market housing in Langford. 

 

1.2 Affordable housing  

Affordable housing can be affordable rented property (where rent is charged at up to 
80% of market value), or it can be shared ownership in which people can own a share 
in the property and pay rent on the remainder.   It is usually provided by Registered 
Providers such as housing associations.   

Affordable housing in rural areas is often progressed through Rural Exception Site 
developments – this is where the planning authority accepts that there is a need for 
affordable housing in the parish, and is prepared to grant an “exception” to planning 
policy, providing that the development is for affordable housing that will be available 
to local people in perpetuity.   

Households seeking affordable rented accommodation through any new exception site 
development would have to apply through the Bedfordshire Choice Based Lettings 
scheme, through which they would have to demonstrate both a housing need and a 
local connection to Langford.  

 

1.3 Market housing  

The demand for market housing would need to be based on a broad evidence base. 
This would include local housing need identified through this survey, although the 
wider housing market would also need to be taken into consideration, as there would 
be no restrictions placed on the sale of this housing. 
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2. About Langford   

 

2.1 Population and demographics 

In 2011 (latest census information available) in the parish of Langford there were 
1280 households containing 3090 residents1. Compared to 2001, this represents an 
increase of around 7.8% in terms of households (from 1187) and also an increase of 
7.2% in terms of residents (from 2882).  Figures provided by Langford Parish Council 
show the number of households in 2019 to be around 1500, an increase of around 
17%, in the number of households since the 2011 census.   

The age profile in 2011 (compared to 2001, and then to Central Bedfordshire as a 
whole in 2011) is shown below.   

 

Age % Langford 
2011 

% Langford 

2001 

% C Beds 2011 

0 – 4  5.8 5.9 6.3 

5-15 12.3 13.6 13.3 

16-17  2.1 2.6 2.6 

18-64  60.3 63.4 62.1 

65-84 17.9 13.2 13.8 

85+  1.6 1.3 1.8 

  

The age demographics has got slightly older in Langford over the 10 years between 
2001 and 2011.  The proportion of those aged 65+ has risen from 14.5% in 2001 to 
19.5% in 2011. The age profile is fairly in line with that of Central Bedfordshire as a 
whole, with the exception of a higher number of resident in the 65 to 84-year-old 
category. 

 

  

 
1   2011 census data – other data also from this source unless otherwise specified 
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2.2 Household Composition 

 

 % Langford % Central Beds 

1 person - pensioner 12.5 11.2 

1 person - other 10.8 14.7 

Couple – no children 23.9 20.5 

Couple + dependent children 22.1 23.1 

Couple + non-dependent children 7.5 7.3 

Lone parent + dependent children 4.8 6.5 

Lone parent + non-dependent children 2.8 3.1 

All aged 65 and over 11.7 8.7 

Other 3.8 4.9 

 

There are slightly higher levels of households with couples with no children and 
households with all occupants aged over 65years, than Central Bedfordshire as a 
whole.    

 

2.3 Housing Tenure  

 % Langford % Central Beds 

Owned outright 38.8 31.6 

Owned with mortgage/loan 41.7 40.9 

Shared ownership 0.7 0.8 

Social rented 11.1 13.4 

Private rented  6.9 12.1 

Living rent free 0.7 1.1 

 

The majority of households are owner occupiers in Langford, with slightly higher levels 
of properties owned outright and owned with a mortgage or loan compared to Central 
Bedfordshire’s averages.  The levels of shared ownership properties were in line with 
average figures for Central Bedfordshire.  Levels of both social and private rented 
properties in the parish were lower than the Central Bedfordshire averages. 
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2.4 Dwelling Types 

 % Langford % Central Beds 

Detached house 39.2 28.2 

Semi-detached house 34.1 33.8 

Terraced house 20.9 25.3 

Flat 5.7 11.7 

Caravan/other temp. accommodation 0.1 1.0 

 

There are significantly more detached and semi-detached properties, with 
correspondingly fewer terraced houses and flats in Langford compared to Central 
Bedfordshire averages.  

 

2.5 Housing in poor condition 

 % Langford % Central Beds 

Households in overcrowded conditions  2.2 4.6 

Households without central heating 0.9 1.7 

Households in fuel poverty (2011) 9.4 9.2 

 

The highest levels of non-decent homes (that do not pass the Housing Health & Safety 
rating system) are found in smaller rural communities, particularly those more 
isolated areas. This is often due to the age of properties, with older housing (more 
common in rural areas) most likely to be in this condition.  
  
Overcrowded housing can highlight areas with pressing needs for more affordable 
housing, and over-crowding counts as a housing need for households applying to join 
the Housing Register.  In 2011 there were 30 households in Langford classified as 
being overcrowded (figures are rounded), which works out as lower than the Central 
Bedfordshire average.  

Where central heating is not present, fuel poverty is significantly more likely. 10 
households in Langford had no central heating, below the average for the district. Fuel 
poverty levels are slightly higher than the Central Bedfordshire average. 
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2.6 People on low incomes  

4.2% of all people in Langford were classified as “experiencing income deprivation” in 
2009, below the Central Bedfordshire average of 8.0%. In 2007/08, 15.7% of 
households were calculated as receiving below 60% of the median income, in line with 
the Central Bedfordshire average of 15.7%. 

7.3% of working age people were claiming DWP benefits in August 2012, under the 
Central Bedfordshire average of 9.5%; and 11.6% of people over 65 were claiming 
pension credit, below the Central Bedfordshire average of 17.7 

 

2.7 Households on Central Bedfordshire Council Housing Register 

There are currently 39 Langford households on the Central Bedfordshire Council 
Housing Register.  There are 2 households on the register which are assessed as 
being in the highest priority band and a further 19 households in the lower 2 priority 
bands.  18 additional households had their details recorded on the register but their 
needs were not determined to be high enough to be allocated a priority banding.  
These applicants would still be eligible for any exception site affordable housing for 
local people.      

Of the 21 applicants on the housing register allocated to the 3 priority bands, 5 would 
be eligible for a 1 bedroom property, 9 for a 2 bedroom property, 3 for a 3 bedroom 
property and 4 for a 4 bedroom property.    

It should also be noted that the difficulty of securing affordable housing, particularly in 
villages, can act as a significant deterrent to people in housing need from placing 
themselves on the register; so this figure does not therefore necessarily represent the 
true number of residents in housing need.  

Applicants to the register are no longer asked where they would prefer to live, so it is 
not possible to know whether the above households would wish to remain in Langford. 

 

2.8 Health and disability 

Limiting illnesses and disabilities can affect the type of housing that people need in 
order to remain independent.  

9.8% of those aged 65 and over in Langford (around 60 people) were claiming 
Attendance Allowance (a non-means-tested benefit for severely disabled people aged 
65 or over who need help with personal care) in August 2012, below the Central 
Bedfordshire average of 13.9%. 2.9% of the population were claiming Disability Living 
Allowance, just below the Central Bedfordshire average of 3.4%. 

15.6% have a limiting long-term illness, slightly above the Central Bedfordshire 
average of 14.4%. 

 

3. Housing Availability and Affordability in Langford 
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3.1 Housing affordability ratio 

The ‘affordability ratio’ (median house prices as a ratio of median household earnings) 
for Langford in 2008/09 (latest data available) was 18.4. In other words, houses on 
the market cost on average 18.4 times annual incomes2. 

 

3.2 Dwellings in lower Council Tax Bands 

3.1% of dwellings in Langford are in Council Tax Band A, and 13.3% in Band B, 
compared to 8.6% and 20.4% for Central Bedfordshire as a whole. The lower level of 
Band A and B properties indicates a relative shortage of affordable housing for 
purchase in Langford. 

 

3.3 Current property availability for sale in Langford 

In May 2019, we found 43 residential properties for sale in Langford parish: 

No. of bedrooms Number Asking price (range) 

5 bedrooms house 10 £850,000 - £375,000 

4 bedrooms house 5 £580,000 - £399,950 

4 bedrooms shared ownership 
house 

1 £166,500 (45% share) 

3 bedrooms house 15 £450,000 - £275,000 

3 bedroom shared ownership 1 £140,400 (45% share) 

3 bedroom bungalow 1 £385,000 

2 bedroom house 9 £300,000 - £195,000 

2 bedroom bungalow 1 £385,000 

 

This represents just under 3.5% of total private housing stock in the parish. None of 
the properties were being marketed as shared ownership or specifically as retirement 
properties, although 2 properties were bungalows. 

 

  

 
2 Data from community profile for Langford (Parish), © ACRE, RCAN, OCSI 2013 
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3.4 Property sales over last 3 years 

Property sales over the last 3 years in Langford parish can be broken down as 
follows3: 

 2016 2017 2018 

£100,000 and under 1 1 0 

£100,001 – 150,000 2 0 1 

£150,001 – 200,000 6 2 4 

£200,001 – 300,000 13 14 17 

£300,001- 400,000 20 15 30 

£400,000 + 16 33 40 

Total 58 65 92 

Only 15 properties, sold for under £200,000 in the last 3 years. 

The cheapest property to be sold in the last year, was a semidetached property 
available for purchase on a shared ownership basis for £112,000.  No details were 
available as to the number of bedrooms. The cheapest property available for open 
market sale over the last 3 years was a 2-bedroom terraced property for £195,000.     

The average price of a house sold in Langford in 2018 was £351,485.   

 

3.5 Current property availability for rent in Langford 

In May 2019, we found 1 residential property available for rent in the parish of 
Langford.  The property was a 2-bedroom apartment for £695pcm. 

  

3.6  Household income required by first time buyers or renters in Langford 

The Department of Communities and Local Government (DCLG) provides a guideline 
that “A household can be considered able to afford to buy a home if it costs 3.5 times 
the gross household income for a single earner household or 2.9 times the gross 
household income for dual-income households.”4  This is reflected in the fact that the 
‘average income multiple’ in lending to first-time buyers in October 2017 was 3.6.5  

According to the DCLG guidance, in order to purchase the cheapest property currently 
available in Langford (a 45% share of a 3 bedroom shared ownership house at 
£140,400) as a first time buyer, a single earner household would need an annual 
gross income of over £40,000 and dual-income household would need over £48,000.  
In order to purchase the cheapest open market property available in Langford, as a 
first time buyer, a single earner household would need an annual gross income of over 

 
3  Data sourced from www.rightmove.co.uk 

4 Strategic Housing Market Assessments: Practice Guidance Version 2 (DCLG 2007) 

5 Council of Mortgage Lenders 
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£85,500 and dual-income household would need over £103,000.     It should be noted 
that the median annual full-time wage in the UK stood at £28,200 in April 20166.   

According to the same guidance, “A household can be considered able to afford 
market house renting in cases where the rent payable was up to 25% of their gross 
household income.”  (The ‘Rent Payable’ figure is defined as the entire rent due, even 
if it is partially or entirely met by housing benefit.) In order for a household to be able 
to rent the only available property in Langford (a 2-bedroom apartment at £695 pcm), 
a household’s gross income would therefore need to be over £33,000.     

 

3.7 Minimum deposit required by first time buyers in Langford 

Another major barrier to entry to the property market for first-time buyers is the high 
deposit needed for a competitive mortgage rate. The average loan to value for first 
time buyers nationally in October 2017 was 84.7%7, meaning that the average deposit 
is 15.3%.  

Smaller deposit mortgages all but disappeared following the onset of the financial 
crisis.  However, Phase 2 of the government’s Help to Buy scheme has more recently 
facilitated a market in mortgages for first-time buyers at up to 95% loan to value. 
These mortgages are generally offered at higher rates of interest than for buyers with 
larger deposits. 

At 95% loan to value, a first-time buyer household in order to purchase the cheapest 
property on the market in the parish (3 bedroom shared ownership house) at 
£140,400, would require a deposit of around £7000. At the current average of 84.7% 
loan to value, a deposit of over £21,000 would be required. 

 

4. Survey process and response 

To study the need for affordable housing in Langford, a survey form (Appendix A) was 
delivered to all households, together with a FREEPOST envelope to enable residents to 
return their completed survey to BRCC. The survey form also gave contact details to 
request additional forms in the event of there being more than one case of housing 
need in the household.   

The survey form was in two parts.  Section 1 was for completion by all respondents 
and aimed to gain their views on overall housing needs in Langford (see chapter 5).  
Section 2 was for completion by or on behalf of any household member currently 
looking for different accommodation, or who would be looking within the next 10 
years. The findings from this section are analysed in chapters 6 and 7. 

We received 374 responses from around 1520 distributed, a return rate of just over 
24%.  This is a good response rate for a housing needs survey (typical return rate is 
20-25%).   

 

 
6 HMRC, December 2013 
7  Council of Mortgage Lenders 
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5. Views on housing needs in Langford 

78% of respondents would support a small development (up to 12 homes) of 
affordable homes specifically for local people with a local connection to the parish 
(Q1).   

11% of respondents stated that they have had family members move away from the 
parish due to not being able to find a suitable home locally (Q2). 

 

6. Analysis of housing needs – affordable rent and shared ownership 

54 Respondents indicated that their current home is not suitable for their household 
now or within the next 10 years by completing the second section of the 
questionnaire.   

Out of these, 30 respondents were either existing owner occupiers who were only 
looking to buy on the open market or those only looking to purchase on the open 
market and had the financial means to do so. These respondents will be considered in 
Chapter 7. 

The remaining 24 respondents were in need of affordable housing; they will be 
considered in this chapter.   

6.1 Timescale of housing need 

The timescale in which the 24 respondents would be looking for different 
accommodation (Q5) was as follows: 

Timescale No. of households 

Within 0-3 years 16 

3-5 years 3 

5 - 10 years  3 

No response 2 

 

6.2 Household composition  

Respondents were asked (Q4) who lives in their current home: 

Situation No. of households 

Single person or couple (older person) 3 

A single person or couple with no dependents 7 

A single person or couple with dependent child(ren) or 
other dependent(s) 

6 

An single person or couple with dependent child(ren) and 
non-dependent / older children 

6 

No Response  2 
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6.3 Nature of local connection 

Local needs affordable housing would usually be made available in the first instance to 
people with a strong local connection.  23 respondent identified a strong local 
connection (Q6) as follows (respondents could tick more than one).  One respondent 
did not answer this question: 

 

Nature of local connection No. of households 

Currently living in Langford 23 

Previously lived in Langford 1 

An immediate family member (parent, child, or 
brother/sister) lives in Langford 

4 

Have permanently employment in Langford 0 

No response  1 

 

6.4 Current housing circumstances of households in need 

The current housing circumstances of the 24 respondents (Q7) broke down as follows: 

Housing tenure No. of households 

Living with parent(s) in their home 5 

Owner Occupier 4 

Shared Ownership property  1 

Renting from private landlord 11 

Renting from housing association 2 

Other 1 

Owner occupiers would not generally be eligible for affordable housing but upon 
further analysis of these responses all 4 were completed by the home owner on behalf 
of a dependent who was in search of affordable housing.   
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6.5 Size, type and tenure of housing sought 

The housing type, size and tenure sought by the households in need (Q10a, 10b, 10c) 
broke down as follows (respondents could tick more than one): 

Type of property No. of households 

Flat / Apartment 11 

House 15 

Bungalow / Retirement property 4 

Size of property  

One bedroom 8 

Two bedrooms 14 

Three bedrooms 10 

More than three bedrooms 2 

Tenure of property  

Private rental 4 

Affordable rental (through a housing association) 12 

Buy on the open market 2 

Shared ownership (part own & part rent – through a 
housing association) 

6 

Starter home (home to buy at 20% below market price up 
to £250,000) 

11 

 

The respondents who selected that they would like to purchase on the open market, 
also selected that they would consider a house available on the starter homes 
initiative.   The demand was for 2 then 3 bedroom houses, with a fairly high demand 
for flats / apartments.  The largest demand was for affordable rental followed by 
homes available on the starter homes initiative.  

 

6.6 New Household Composition 

When asked who would live in the new home they were seeking; of the 24 
respondents, 14 households were seeking a new property which would contain all of 
the same individuals living within their existing household.  The remaining 10 
households were made up from dependents wanting to move out of the family home 
and set up on their own either in rented accommodation or through getting on the 
property ladder.   
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6.7 Gross income of households in need 

We saw in Chapter 3 that, in order to purchase the cheapest property available in 
Langford (a 3 bedroom shared ownership house at £140,400) as a first time buyer, a 
single earner household would need an annual gross income of over £40,000, and a 
dual-income household would need over £48,000. To rent a 2-bedroom apartment, 
the only property currently available a household would require an annual gross 
income of over £33,000.  

The current gross annual income of anyone responsible for paying the rent/mortgage 
for the 24 households under analysis breaks down as follows: 

Current gross income  No. of households 

Less than £20,000 / yr 6 

£20,001 to £30,000 / yr 7 

£30,001 to £40,000 / yr 3 

£40,001 to £50,000 / yr 2 

More than £50,000 / yr 3 

No response  3 

 

Based on the data provided, only 5 of these households could potentially afford to 
purchase the cheapest property available (on a shared ownership basis) in Langford.  
7 households could potentially afford to rent the only available property in the parish.    

 

6.8 Savings or equity of households in need 

As we saw in Chapter 3, the average deposit required for a first-time buyer to 
purchase the cheapest property currently available in Langford is over £21,000. The 
minimum (under a 95% Loan to Value deal) would be around £7,000.   

The savings or other equity that these 24 households could use to contribute towards 
a mortgage breaks down as follows: 

Savings/equity No. of households 

None 6 

Less than £10,000 9 

£11,000 - £25,000 3 

£26,000 - £50,000 1 

More than £50,000 1 

No Response 4 
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Only 2 of these respondents would not have enough savings or equity currently to buy 
the cheapest property available as a first-time buyer, at high Loan to Value at least 5 
of these respondents may be able to afford the deposit.   

 

7.  Analysis of need – market housing 

 

7.1 Timescale of housing need  

Chapter 7 will consider the 30 owner occupier households (mentioned in chapter 6) 
looking to purchase housing on the open market in Langford over the next 10 years. 

The timescale in which these 30 respondents indicated that they would be looking for 
different accommodation (Q5) was as follows: 

Timescale Number 

Within 0-3 years 17 

3-5 years 6 

5 - 10 years 7 

 

7.2 Household composition  

Respondents were asked (Q4) who lives in their current home: 

Situation No. of households 

Single person or couple (older person) 12 

A single person or couple with no dependents  7 

A single person or couple with dependent child(ren) or 
other dependent(s) 

8 

An single person or couple with dependent child(ren) and 
non-dependent / older children 

2 

No response 1 

 

7.3 Sizes and types of house required 

The preferred future housing type of the 30 respondents (Q10a) breaks down as 
follows (respondents could tick more than one): 

Housing type  Number 

Flat / Apartment 1 

House  18 

Bungalow / Retirement property 12 
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Based on these figures, there appears to be a demand mainly for houses and also for 
bungalows / retirement housing. 

The preferred future house size of the 30 respondents in terms of number of 
bedrooms (Q10b) breaks down as follows (respondents could tick more than one): 

Number of bedrooms  Number 

1 bedroom 0 

2 bedrooms 15 

3 bedrooms 11 

More than 3 bedrooms 9 

 

8.  Conclusions and recommendations  

 

8.1 Affordable housing 

Analysis of the data considered in Chapter 6 has identified a need for affordable 
housing within Langford from household’s resident in (or with strong links to) the 
parish, that is unlikely to be met by normal market provision. This need is mostly 
from families with younger, dependent children and from young adults/couples who 
want to move out of the family home and/or get on the housing ladder. 

A small amount of affordable rented and shared ownership housing for local people in 
Langford could be provided by including a rural exception site policy within the 
Neighbourhood Plan, which would provide affordable housing for which households 
with a local connection would take priority.  

Based on data supplied by respondents, up to 24 households with a local connection 
would be suitable for housing within a rural exception site development, whether for 
rent or shared ownership.  However, it must be recognised that this is a snapshot of 
current, self-assessed need: some respondents may withdraw, move, or be housed by 
other means during the planning and development of any future scheme. Based in 
this identified need a recommendation of 12 units of affordable housing would be 
made.  

Our assessment from the data is that the 12 units could be broken down as follows: 

3 x 1-bedroom flat/apartment (Rent) 

1 x 2-bedroom flat (Starter Homes Initiative) 

3 x 2-bedroom house (1 Shared Ownership, 1 Affordable Rent, 1 Starter Homes 
initiative)  

3 x 3-bedroom house (1 Shared Ownership, 1 Affordable Rent, 1 Starter Homes 
initiative) 

1 x 1-bedroom bungalow (Rent) 
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1 x 2-bedroom bungalow (Rent) 

In making this assessment we consider a number of factors including household size 
and circumstances; the type and tenure being sought by respondents; and their 
financial means.  

 

8.2 Market housing  

Analysis of the responses considered in Chapter 7, and other evidence considered in 
chapters 2 and 3, suggests that there is a need for 2 and 3 bed houses and 
bungalows or retirement properties (e.g. houses built to Lifetime Homes criteria) 
if Langford is to meet the identified current and future needs of existing owner 
occupier residents wishing to stay in the parish.   

The evidence for this is as follows: 

 The relative shortage of cheaper properties in Langford, as well as an apparent 
shortage of affordable properties targeted at older people.  There were 2 
bungalows currently for sale, with the cheapest starting at £385,000.   

 The 30 owner occupier respondents who would be looking for a more suitable 
property at some point over the next 10 years, with 17 of these looking for a 
property within the next 3 years 

If suitable smaller properties were more widely available, this would be likely to 
address under-occupation and free up larger houses for growing families to purchase 
as they work their way up the housing ladder. 

It should be noted that there is no guarantee that housing sold on the open market 
will be bought by people with a local connection to Langford. It is therefore not 
possible to stipulate how much new housing would meet the needs of the owner 
occupier respondents identified above. However, it is reasonable to suggest that the 
provision of up to 15 suitable units would meet a reasonable proportion of the need 
while being in keeping with the size of the parish. These could be delivered separately 
or alongside or as part of a rural exception site, with the market housing cross-
subsidising the affordable housing. 
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Appendix D: Design and specification for water efficiency 
 

 Showers that use <10 litres/ minute 
 Baths – using a water efficient design using shaping to reduce the volume of water 

required to 60 litres (average bath capacity is 80 litres) 
 Indoor taps – water delivery of > 2 litres/ minute for handwashing sinks with variable 

flowtaps on kitchen sinks and baths. 
 Outdoor water use – Harvesting by means of water butt(s). Where outside taps are used, 

flow limitation installed to prevent wastage e.g. sprinklers. 
 Toilets – Flushing appliances must meet the need of the requirements of the Water Supply 

(Water Fittings) Regulations 1999 which stipulates 6 litres per flush (and a secondary flush 
on dual-use toilets should provide no more than two thirds of the full flush). 

 Choice of white goods – Washing machines target water consumption 8 litres/ 
kg.  Dishwashers using less than 2 litres per place setting. 

 
Rainwater and greywater 

Multi-occupancy properties (2 bedrooms +) offer the opportunity to make more of natural 
resources through rainwater harvesting from impermeable surfaces such as roofs and 
recycling of greywater from sinks, showers and baths that can be collected, treated and 
then reused. Greywater or sullage is all wastewater generated in households or office 
buildings from outlets without faecal contamination, i.e. all outlets except for the 
wastewater from toilets. The application of greywater reuse in urban water 
systems provides substantial benefits for both the water supply subsystem by reducing the 
demand for fresh clean water as well as the wastewater subsystems by reducing the 
amount of wastewater required to be conveyed and treated. Treated greywater has many 
uses, for example toilet flushing or irrigation.  
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Appendix E:  Walking routes around Langford 
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Appendix F1:  Design Codes 
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Appendix F2: PlaceCheck responses from the community 
 Category 

Green Things I like 
Amber Things we need to work on 
Red Things I don’t like 

 

Image Category What is it? Why am I adding it? 

  Things I 
don't like 

Poor 
surfacing on 
road 

Road desperately requires re-surfacing 
after 2 new housing developments, the 
road still remains unsurfaced despite 
numerous requests to CBC - lack on 
funding means it is again delayed to next 
FY. 

 
  

 

Things I 
like 

Langford 
Playing Field 

Is a great asset to the Village, is well 
maintained and has lots of play and gym 
equipment on the field. 

  Things I 
don't like 

Large scale 
new housing 
development
s 

Proposed new housing developments in 
the village and particularly in the area 
heading towards Biggleswade - this 
should remain farmland to protect 
natural habitat for our wildlife and also 
to stop Langford becoming part of 
Biggleswade.  

 
  

 

Things I 
like 

open views One of the benefits of a long ribbon 
village is that many properties have open 
views and easy access to the countryside 
which helps to improve wellbeing. 
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  Things 
we need 
to work 
on 

Fly-tipping Not within the remit of the 
Neighbourhood Plan, but nonetheless an 
issue that needs to be addressed. The 
concrete path, road from the A1 and the 
river seem to be targets. 

  Things I 
don't like 

Dangerous 
junctions 

Large-scale developments adding to 
traffic conjestion without improving the 
road network. Dangerous access to 
developments without traffic calming. 

  Things I 
don't like 

Safety issue Poor visibility over a humpback bridge 
and speeding traffic from the A1. 
Junctions from new developments are 
too close to the bridge. 

  

Things I 
don't like 

Lack of 
community 
resources 

Apart from Hillfoot Farm Shop, there are 
no facilities at the south end of the 
village. 
There needs to be more thought given to 
community foci within new 
developments and how they integrate 
together with existing ones. 

  

Things I 
like 

Building 
styles 

An interesting mix of building styles and 
dwelling sizes along the length of 
Cambridge Road, which don't appear to 
clash with eachother. 

  Things I 
like 

Langford Raft 
Race and 
Village Fete 

The Raft Race and village fete is one of 
the few occasions when the village turns 
out en masse. It demonstrates a sense of 
community, and is a true Langford 
tradition, allowing everyone to take their 
part in a village event.  
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Things I 
like 

Langford Mill 
and river path 
to Jordans 
Mill 

The unspoilt nature of both sides of the 
river with plenty of wild life. The path is 
tranquil and picturesque at present. The 
Mill itself is an attractive historic 
building. Intensive development such as 
the one proposed off Tithe Farm will 
compromise this valuable rural resource. 

 
  

 

Things I 
like 

river path 
from 
Langford Mill 
to Jordans 

very peaceful rural area with plenty of 
wildlife. Large developments such as 
those proposed for Tithe Farm area will 
compromise this valuable community 
resource 

 
  

 

Things 
we need 
to work 
on 

Mill Lane Probably not in the plan but access is 
made very difficult for residents of Mill 
Lane and Mill Meadow twice a day 
during school term time. Encouragement 
for parking at the village hall instead of 
Mill Lane would improve the situation 
substantially. 

 
  

 

Things I 
like 

river path 
from 
Langford Mill 
to Garden 
Centre 

Great part of the village; rural open 
views and wild life 

 
  

 

Things I 
don't like 

new 
development
s off Station 
Road 

The new developments are very large 
with dense housing and little greenery. 
They change the rural nature of the 
village  
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Things I 
don't like 

Station Road 
surface 

Dreadful surface and potholes for a 
number of years. 

 
  

 

Things I 
like 

war memorial Absolutely fabulous 

 
  

 

Things I 
like 

track 
between 
Common 
Road and 
Henlow past 
the Lakes 

Another lovely rural peaceful part of the 
village that needs to be protected from 
development 

 
  

 

Things I 
like 

Safe and 
Pleasant 
place 

Because it is nice! 

  Things I 
don't like 

Parking in 
complete 
disregard for 
the law! 

Some individuals have no respect for the 
law, or other road users, and persistently 
park here! 
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  Things I 
like 

Langford War 
Memorial 

New railings to commemorate 100 yrs 
since end of WW1 installed in 2018 
courtesy of Langford Parish Council.  A 
proud centre-piece for the Village which 
is well attended by the community on 
Remembrance Day. 

  Things I 
don't like 

Narrow 
footpath. 

This is not wide enough for a wheelchair 
or a pram! 

 
  

 

Things I 
don't like 

Children 
playing 
dangerously 
in the river 

It must be stopped!!!!!!!!!!! 
Preferably before someone is drowned! 

  

Things I 
don't like 

Bus stop  The pavement here is very narrow, with 
a large hedge, which in fairness is kept 
cut back mostly, but the grass makes it 
difficult to stand and wait for the bus if 
people pass with prams or wheelchairs. 
It would be great if the grass was 
flattened or the path was slightly 
widened by removing the grass or some 
of the width of the hedge. 

  

Things I 
don't like 

Station Rd 
surface 

Despite many requests to CBC nothing 
has yet been done to re-surface this 
dreadful road 
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Things I 
don't like 

Wind 
Turbines 

Ugly eyesore 

  

Things I 
like 

Riverside 
walk 

Lovely views across the water meadows 
to the west 

  

Things 
we need 
to work 
on 

Cemetery 
extension 

When this opens there should be a 
public footpath connecting it to the 
riverbank 

  

Things I 
don't like 

Pavement to 
the east of 
Church Street 

Narrow, overgrown and rutted 

  

Things 
we need 
to work 
on 

Anglia Water 
pumping 
station and 
the area 
around it 
including a 
seat. 

The seat could be an asset, but the area 
around it is overgrown, probably 
preventing its use and the paving slabs 
surrounding the tree are uneven. 
Unfortunately the pine needles from the 
site often cover the footpath causing a 
slipping hazard when wet. 

  

Things I 
like 

Pleasant and 
well designed 
small 
collection of 
housing for 
the over 55 
year olds.  

A variety of designs and sizes, 
Harmonious and slightly varied brick and 
tile materials used.  Ample off road 
parking and wide, accessible roadways 
with visitor parking and turning areas. 
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Things I 
like 

New 
Cemetary 

Funded by S106 and parish council and 
provides a new facility for Langford. A 
valuable asset as the churchyard is about 
to close as it is full. Pleasant aspect from 
the road will be complete when trees 
and shrubs are more mature. 

  

Things 
we need 
to work 
on 

Footpath This footpath known as Dark Lane or Dog 
Poo Alley is disgusting due to dog waste 
and general litter. 

  

Things 
we need 
to work 
on 

Roadside 
parking 

East Road has a problem with many 
parked vehicles which partially block the 
access for refuse trucks and emergency 
services.  If off road parking at the rear 
or side of houses could be provided this 
would help. The problem is worse 
between 1700 and 0900 hours. 

 
  

 

Things I 
like 

Local shops The local shops at this location include a 
hairdressers, general store, Chinese food 
outlet and a pharmacy. Next door is a 
public house called The Plough.  These 
are excellent and vital facilities for the 
north end of the village and they attract 
a significant amount of passing trade in 
vehicles. This is good for the profitability 
of the shops and for the development of 
services.  There is limited parking which 
can be a problem at peak times. 

  Things I 
like 

Permissive 
footpath 
from 
Langford Mill 
to the north 

The residents have kindly agreed to a 
permissive footpath from Langford Mill 
to the north to link up with CBC owned 
land and a further footpath to Holme 
Mills (Jordans).  This footpath and the 
views provided in all directions is a vitally 
important asset for wild life and those 
who wish to experience tranquillity and 
see the wildlife. Muntjac and birds of all 
type abound here. Picture shows view 
south from footpath. 
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Things I 
like 

Tithe Farm 
Close 

A good example of mixed sized housing 
with wide roadways on a modest scale 
which forms a cul de sac. This is soon to 
become a through route to a new 
development of houses which will cause 
problems for existing residents. 

 
  

 

Things 
we need 
to work 
on 

Gravel car 
park 

This car park serves the Hall, church, 
school and the local doctors surgery. As 
such there is insufficient capacity at peak 
times. The ownership of the carpark is 
mixed. 

  Things I 
like 

Farm traffic It is good to see farm traffic in Langford.  
Farming is a vital part of the economy 
and is under threat.  Larger farm vehicles 
should be embraced in our rural village. 

  Things I 
like 

Village Hall This is a significant and valuable asset for 
the community and it is used by people 
of all ages for recreation, fitness, social, 
business and sport.  It should be 
protected and developed to keep pace 
with the needs of the village as it grows. 

  Things I 
like 

King George 
Memorial 
Playing Field 

This is a large but valuable community 
assett which is well maintained and 
provides good facilities for outdoor play 
and sport. Cricket, football, tennis and 
bowls facilities are here.  It is so 
attractive that people come from other 
villages to use this open space.  We need 
more open spaces in the village 
especially at the south end of Langford. 
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  Things I 
like 

Village sign Parish council has provided these signs 
which depict the historical aspects of 
Langford.  They are a valuable asset and 
are now part of the village landscape. 

  Things I 
don't like 

The view of 
Langford as 
one 
approached 
from the East 

The view has changed to the detriment 
of the village. As one approaches the 
village one can see to the roofs of houses 
projecting above and ugly noise 
attenuating fence and bank. This is ugly, 
has attracted graffiti and forms a rigid 
enclosure similar to a prison camp. 

  Things 
we need 
to work 
on 

Conflict 
between 
motor 
vehicles and 
cycles 

We need motor vehicles but we also 
need to address the issue of the conflict 
with cycles which are used for 
commuting, shopping, school trips twice 
a day and pleasure. 
Roads are too narrow in places and there 
are no cycleways. Speeding vehicles 
make the problem worse. 

  Things 
we need 
to work 
on 

Farm shops We only have one farm shop in the 
village when there used to be several.  
More local shopping would save time 
money and reduce polluting trips to 
towns for fresh vegetables and fruit. 

  Things I 
like 

Local post 
office and 
general store 

This valuable store has expanded 
recently and clearly is meeting the needs 
of the village and passing commuting 
traffic.  We need to keep this and 
encourage development when ever 
possible. There is limited parking for 
customers which is a problem. 

  Things I 
like 

Spring time in 
Langford 

The verge and green spaces in Langford 
have plenty of spring bulbs to brighten 
up the busy roadways and verges. 
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  Things I 
like 

Village Fete Once a year the village comes together 
for  a large fete which attracts many 
people.  This event together with the raft 
race builds the community into a vibrant 
and interesting place. 

  Things I 
like 

River 
footpath 

This runs from The Mill to the Garden 
Centre/Henlow Road and forms a 
valuable recreational path away from the 
noise and pollution of road traffic.  

  Things I 
don't like 

Hump back 
bridge 

This bridge now takes fast traffic to and 
from the A1 and is very dangerous. Some 
speed reducing measures are needed. 

  Things I 
don't like 

Large groups 
of new 
houses 

The design of these houses do not fit in 
to the much varied landscape or street 
scene of existing dwellings.  There is too 
much red brick. Play area have been 
provided for residents but they do not 
cover a wide enough age range. Housing 
is needed but large scale developments 
in one location put a strain on road 
services, surface quality and parking at 
peak times. This group of houses would 
not out of place in the suburb of a town 
but they don't seem to fit in in a village. 

  Things I 
don't like 

Houses too 
close togther 

The design of these houses has resulted 
in a very enclosed feel to the 
neighbourhood with little visible sky for 
some residents and a lot of brick walls.  
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  Things 
we need 
to work 
on 

Roadside 
parking 

Roadside parking has reduced the 
effective width of the road. Large 
vehicles find this a problem at times. 

 
  

 

Things 
we need 
to work 
on 

Dangerous 
road junction 

This junction needs re-designing to 
reduce transit speeds (west to east) and 
reduce the risk of vehicle collisions. 

  Things I 
don't like 

Blind Summit 
Bridge Unsafe 
for all Road 
users  

The bridge is dangerous for all users 
especially vulnerable road users 
including horse riders and cyclists. Cars 
approach so fast from the water tower 
direction and canâ€™t see you until 
itâ€™s too late so slow appropriately. 
This is the only access to the bridleways 
without having to cross the railway line.  

  Things I 
like 

Beautiful 
views of the 
countryside 

Public Bridleway with a beautiful view 
and access to many other rights of way 
for all to enjoy.  

  Things I 
like 

The green 
triangle 

The trees are lovely. 
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  Things I 
don't like 

Station road 
surface 

The whole road has been dug up and 
redug up so many times and it must be 
due for a resurface - unless of course 
even more housing estates are added 
when it will get dug up again. 

  Things I 
like 

Rural view for 
many houses 

We appreciate that this large piece of 
land has been kept rural rather than 
being sacrificed to even more new 
housing. 

  Things I 
like 

Farm shop Lovely place to buy fresh veg 

  Things I 
like 

Farm shop Lovely place to buy fresh veg 

  Things I 
don't like 

RTC hotspot Although this bend is 30mph. There 
continues to be cars leaving the road and 
overturning. This footpath is used by 
School children now that the henlow 
school bus has been stopped. The road is 
used by horse riders to access the right 
of way past the sewage works along with 
numerous pedestrians and cyclists. 
Something needs to be done to change 
driver behaviour on this bend.  
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  Things I 
like 

Village 
Garage  

A great asset to the village, great service 
and prices.  

  Things I 
don't like 

Terrible 
footpath  

Uneven and loose surface, has been 
reported but nothing has been done to 
improve it.  

  Things I 
like 

Baulk woods Lovely wooded area good for wildlife and 
people. Many more areas like this would 
be good for the environment and our 
quality of life. 

  Things 
we need 
to work 
on 

Parking Increase parking capacity by slightly 
reducing large area of pavement and 
creating parking spaces at 90Â° to 
present orientation. 

  Things 
we need 
to work 
on 

River path Fantastic in the summer, unusable in 
rainy periods due to mud. Some 
environmentally friendly surfacing would 
be welcome. 
Replacing the areas of stinging nettles 
along the length of the path with trees 
would help the environment by 
providing habitat for wildlife and would 
help to reduce climate change. We do 
not have enough trees in Langford. 
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  Things I 
don't like 

Busy roads 
with lots of 
parked cars 
unsafe for 
cyclists. 

Creation of cycle paths would help to 
encourage use of sustainable modes of 
transport reducing the numbers of cars 
and pollution in the village. 

  Things I 
don't like 

Parking on 
station road 

Parking right up to the roundabout is 
dangerous, with parking happening on 
either side of the carriage way 
congestion and confusion is common 
place. 
If a fire engine could get through is 
another question yet to be answered?  

  Things I 
don't like 

Parking and 
restricted 
road width 

Many a close shave has occurred here, 
because of the parked cars either side 
and the sudden change in road width  

  Things I 
like 

Langford 
Garden 
Centre and 
Ivel Valley 
Cafe  

The garden centre and cafe are a great 
asset to the village with good parking 
and a wide selection of goods. This is a 
good place to meet friends or stop on a 
walk.  

  Things I 
like 

The Spice 
Lounge 

The new restaurant and takeaway is very 
good and an asset to the village. The 
building is much improved from the run 
down disused pub.  

 Things I 
like 

Mill Meadow Several houses built on a brown field site 
which was a potato packing depot and a 
haulage yard. 
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  Things I 
like 

Old Mill Close Small development of houses built on a 
brown field site.  The houses replace 
redundant storage sheds, a haulage yard 
and derelict buildings. The bricks used 
were sourced locally and match those fir 
building the mill. 

  Things I 
like 

Langford Mill A historic building saved from dereliction 
and decay by sensible conversion into 
town houses. 

  Things I 
like 

Solar Farm Must be a good idea to convert sunlight 
into energy. This resource is almost 
hidden as it lies on a sloping aspect to 
the east of the railway.  Excellent site. 

 
  

 

Things I 
like 

Solar panels 
on roof of 
Village Hall 

Provided fee of charge by the operators 
of the Solar Farm this a valuable energy 
saving asset for the community.  It helps 
to heat the hall in winter and cool it in 
summer and reduces the  cost to the 
community. 
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  Things I 
don't like 

Speeding 
vehicles in 
40mph and 
30 mph zone 

The speed of vehicles is excessive 
bearing in mind the road width and the 
sharp bend. Several lampposts and other 
street furniture have been hit. 

  

Things 
we need 
to work 
on 

Bus shelter 
has been hit 
by vehicles 
twice 

Speeding vehicles have hit this bus 
shelter twice. Road design needs 
reviewing to reduce speeds entering and 
leaving the roundabout junction. 

 
  

 

Things 
we need 
to work 
on 

Blocked drain 
gully 

There are several blocked drain gullys in 
the village 

  Things 
we need 
to work 
on 

Street 
furniture 
needs work 

There are several redundant pieces of 
street furniture which either need 
making safe or removing 

  Things 
we need 
to work 
on 

Sunken 
roadside 
drain gulleys 

There are several of these sunken drain 
gulleys in the village. 
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  Things I 
like 

Trees The planting of trees here has been well 
managed and more trees at other 
locations are needed.  At this particular 
location is   &quot;The Royal Oak&quot; 
grown from seed provided by the Royal 
Estates. 

  Things 
we need 
to work 
on 

Roadside 
margins look 
scruffy 

In several places in the village the 
roadside margins look very scruffy and 
untidy.  These areas are between 
pavements and private property and are 
difficult but not impossible to manage 
and to care for. 

  Things I 
don't like 

7.5 tonne 
weight limit 
abused 

The weight limit at this location is a 
bused by HGV who are travelling through 
the village. 

  Things I 
don't like 

Red brick of 
Wrestlers 
estate 
(Rowley) 

 is entirely out of keeping with most of 
Langford 

 
  

 

Things I 
don't like 

Langford 
millpond 

The mouth of the millpond is silting up 
which could cause flooding to the local 
area by blocking the river flow. 
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  Things I 
like 

Langford Mill  The environment at the mill is lovely. It is 
simply a fantastic place the live.  

 
  

 

Things 
we need 
to work 
on 

Crossing at 
Langford 
Academy 

This crossing needs to be upgraded 
urgently with traffic control lights. 

  Things I 
like 

St Andrew's 
Church 

Place of interest and beauty. 

  Things 
we need 
to work 
on 

Langford 
Surgery - a 
branch of 
Saffron 
Health 
Partnership, 
Biggleswade 

Subject to funding, plans are currently 
afoot to update disabled access and 
increase the number of consulting 
rooms. 

  Things I 
don't like 

The Plough 
Pub 

The only pub left in the village needs 
investment from the brewery 
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Things 
we need 
to work 
on 

Langford 
Village 
Academy 

It's lovely to have a school in the village! 
But they need more parking space and 
perhaps better access! 

  

Things I 
don't like 

More Houses 
to be built 

Yet another development approved for 
32 houses, which will cause congestion in 
local roads during the building phase. 

  

Things I 
don't like 

95 houses in 
Loft Farm 

This is the latest piece of farmland 
marked for development. Up to 95 
houses this time, and will cause 
phenomenal congestion and 
inconvenience to Tithe Farm Close and 
Langford during the building phase. 

  

Things 
we need 
to work 
on 

bridleway 
from 
Langford to 
Henlow 

this excellent route needs better care 
and maintence as the hedges and 
brambles encroach on the useable width 
for horses, cyclists and groups of 
pedestrians.  There are lovely views of 
the lakes and the open fields. 

  

Things 
we need 
to work 
on 

speeding 
traffic 
entering the 
village 

More needs to be done to slow down 
traffic entering the village.  speed signs 
do not work for some drivers, chicanes 
are not the answer as we have tried 
them. Novel  re-design of the road is 
needed. The French are good at this. 
Cameras might work. This problem exists 
at all three entrances to the village. 

  

Things 
we need 
to work 
on 

Victorian 
houses 
without off 
street 
parking. 

At least parked cars slow some of the 
traffic down but more needs to be done 
to either find off street parking for 
residents cars or to make prospective 
purchasers aware that car parking is 
restricted and limited.  there are several 
location like this in Langford.   
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Things 
we need 
to work 
on 

excessive 
speed in 20 
mph zone 

many drivers exceed the speed limit 
outside the school, Further measures a 
re needed to reduce speed.  Having a 
straight road, even with speed cushions 
is no detterent. Additional measures a re 
needed. Perhaps using pavement off 
setts or kinks such as those in Shortmead 
Street, Biggleswade would help. 

  

Things 
we need 
to work 
on 

allottments 
needed 

Many people in the village want 
allottments.  A suitable location is 
needed for this. Land will need to be 
purchased at the right price and services 
provided including water, parking etc. 
The location indicated here is not correct 
of course. 

  

Things I 
like 

footpaths The rural footpaths are a real treasure.  
Access to open spaces and fresh air is 
important. We have many footpaths and 
bridleways but not many circular ones.  
The ones we do have are well used.  
Many walks are provided by local land 
owners and farmers who provide 
permissive footpaths on the headlands 
and margins of their fields.  They no 
longer receive government funding for 
this via the set a side  scheme so the 
village should be grateful for this benefit 
which is now costing the farmers real 
money. 

  

Things I 
like 

New 
Pavement 

Improved the surface  

  

Things I 
don't like 

Narrow 
turning 

Difficult sometimes with parked cars 
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Things I 
don't like 

Difficult 
Parking 

It is often difficult to find a parking space 
for the Chapel.  People continue to park 
on the yellow lines on the bend which is 
incredibly dangerous 

 
  

 

Things I 
don't like 

terraced 
house 
without 
street parking  

Many terraced houses have no street 
parking due to road hazards and 
restrictions.  Some have very small 
gardens for off street parking. 

  Things I 
don't like 

large houses There is a need for large houses but 
there needs to be a good spread of sizes 
available for all types of families and 
budgets. 

  Things I 
like 

Varied 
terraced 
houses 

Over the years terraced houses have 
been altered and with this has come 
vairety in colours and appearance.  This 
fits in well with the existing street scene. 

  Things I 
like 

Bungalows 
with large 
gardens 

Attractive and spacious gardens and 
modest designed bungalows are typical 
of Langford. 
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  Things I 
like 

Tradditional 
housing 
typical of this 
area 

Detached houses like are a feature of 
Langford 

  Things I 
like 

Bungalows 
with modest 
sized gardens 

Ideal for retired folk these bungalows are 
popular.  The designs fit in with the 
Langford street scene 

  Things I 
don't like 

Red brick 
houses are 
overpowering 
to the eye 

Some new houses are heavy on the eye 
and the dark red brick is not typical of 
this area.  Do they fit in to the Langford 
street scene or they more suitable for a 
town? 

  Things I 
like 

Typical design 
of a Langford 
Terraced 
street 

This varied brick design is typical of the 
village. 
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  Things I 
don't like 

Lack of 
amenities at 
this end of 
the village 

With the huge new development soon to 
arrive on Cambridge Road, we need to 
think more about the positioning of our 
shops, please don't be offended by this 
as i use all of my village stores, but in bad 
weather or at night i have to use the car, 
It is great having the farm shop, and i use 
it regularly but we do need a shop this 
end of the village, possibly a new shop 
could be built and then maybe an 
existing store could expand into it, rather 
than adding another? Which would then 
give another retailer a chance to open up 
too in the old shop. I would love for the 
Hideaway to have a bigger space too, 
such a gem to have and if a bit bigger we 
could enjoy even more with seats 
outside and in. It is lovely having the 
garden centre, and a bit of healthy 
competition keeps us all on our toes. 
Whilst the village was small, the shops 
were probably fine, but as it has grown, 
they seem further and further away. 

  Things I 
don't like 

Unsightly 
Plastic 
barriers 

I understand why they are there, but is 
there nothing else that can be used to 
keep the beauty of our village as you 
enter? they look awful, is there a plan to 
replace with something more long term, 
railings, barriers, anything?  

  Things I 
don't like 

Too much 
through 
traffic 

The amount and speeds of vehicles ( cars 
and lorries)using this road as a short cut 
to the A1 are too high . This also makes it 
more difficult for older or disabled 
people to cross to get to village shops, 
services or bus stops 

  Things I 
like 

Street trees The established trees lining the roads in 
the Cambridge estate are a beautiful 
sight when in blossom and are good for 
the environment as well 
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  Things I 
don't like 

Not nice to 
use the 
footpath  

The close proximity of fast moving and 
large vehicles makes for a less than 
pleasant walk particularly when the 
roads are wet 

  Things 
we need 
to work 
on 

Village Hall 
would be 
improved by 
adding Cafe / 
Bistro. 

The Village Hall should be the heart of 
the community. At present lots of 
activities take place here but there is no 
space for socialising. This is the ideal 
location to add a cafe and possibly a 
patio area with picnic benches for the 
summer. Perhaps The Hideaway might 
like to expand to a larger venue with 
more parking. A permanent adult 
presence in the area might also help to 
reduce incidents of antisocial behaviour. 

  Things 
we need 
to work 
on 

Remember 
Marsdens 

We used to have a local convenience 
store here and it worked really well for 
people at this end of the village 

  Things 
we need 
to work 
on 

Village 
minibus 

I note all the comments about improving 
and increasing parking to serve this but 
itâ€™s a long walk from the south and 
we want to be reducing car usage 
Is a village minibus a possible way 
forward? 

 
  

 

Things I 
don't like 

Proposed 
Access Point 
for Loft Farm 
Development 

I don't like the fact that this is earmarked 
for the access to the proposed Loft Farm 
development for 95 new houses.  It is 
entirely inappropriate for this quiet 
narrow cul-de-sac. 
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  Things 
we need 
to work 
on 

Possible 
cycling and 
pedestrian 
routes 

Whilst itâ€™s very important to keep the 
triangle rural and protected from any 
further development as a part of the GI 
plan could a footway / cycle way link 
from Cambridge Road to the the post 
office and other village services be 
provided 

  Things I 
don't like 

Narrow and 
Uneven 
Pavements 

It is quite dangerous to walk along 
Church Street with speeding cars 
zooming past, particularly on the bend 
opposite the river bridge. With a pram it 
is scary!  

  Things I 
don't like 

Speeding Cars The speed that cars go down Cambridge 
Road is frightening. It is only a matter of 
time until there is an accident. The hill 
past the farm shop needs a speed 
camera.  

  Things I 
like 

Beautiful 
Views 

Beautiful views up the concrete track, 
soon to be ruined by yet more housing.  

  Things I 
don't like 

Access to 
Garden 
Centre 

Access to the garden centre needs work 
to be more suitable for visitors with 
prams/wheelchairs. With speeding traffic 
it is dangerous.  

  Things 
we need 
to work 
on 

Slow vehicles 
and help 
pedestrians  

A Priority chicane between the bend and 
the garden centre to make eastbound 
traffic give way together with another 
close to the garden centre entrance 
where westbound traffic has to give way 
could both slow down traffic and provide 
a crossing point from the river path to 
the garden centred  
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  Things 
we need 
to work 
on 

Langford 
Fields 

Beautiful countryside, arable farmland 
outside the footprint of the village  

 
  

 

Things I 
don't like 

Segregated 
housing 

Only access is via a dangerous entrance 
which is too close to the humpback 
bridge. Housing situated close to the 
railway line - noise attenuation 
inadequate. Against the principles of 
social inclusion. 

  Things I 
don't like 

Poor choice 
of brick and 
tiles 

These do not match any of the existing 
langford developments which have a 
predominance of Bedfordshire brick 
(white and red) and darker roof tiles. 
When the sun shines on them, it 
emphasises the nature of the new 
development as you approach Langford 
from the A1 - i.e. it does not fit with 
existing dwellings. 

  Things I 
don't like 

Loss of open 
aspects 

Open views to be lost with the approval 
of planning for this farmland 

  Things I 
don't like 

Busy junction Too many roads leading to/from the 
roundabout. Major route for heavy 
goods vehicles, farm and sewerage 
traffic. Air and noise pollution an 
increasing problem. 
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  Things I 
like 

Mix of styles Examples of existing brickwork, roof tiles 
and styles 

  Things I 
like 

Off-street 
parking and 
mix of 
housing styles 

Sufficient frontage for off-street parking 
in front of houses (not a communal 
carpark around the back). Creates a 
feeling of more space as road is generally 
clear. Mix of housing styles improves the 
sky line. 
Modest number of houses. 

  Things I 
don't like 

Mix of old 
and new 

Choice of house style, brick and tiles in 
new development doesn't blend with the 
established buildings. 

  Things I 
don't like 

Brickwork Poor choice of brick - does not blend in 
with existing buildings 

  Things I 
don't like 

Brickwork Poor choice of brick - doesn't blend in 
with existing buildings 

  Things I 
don't like 

New 
development 

Narrow roads. On-road and on-
pavement parking. Over-dominance of 
chosen brickwork and tiles. Limited 
housing style mix. Lack of a feeling of 
space. 
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  Things I 
don't like 

Lack of space Over-dominance of red brick. Narrow 
roads. Lack of parking. 

  Things I 
don't like 

SUDS Poorly managed 

  Things I 
don't like 

Poor link Poorly nd inadequately maintained 
pedestrian link to the north of the 
village. 

  Things I 
don't like 

SUDS Poorly maintained SUDS 

  Things I 
like 

shops 
including a 
chemist and 
beauty salon 

A necessary asset but it is a shame the 
store looks rather untidy. 

  Things I 
don't like 

hedges that 
encroach on 
the footpath 

So many hedges around Cambridge Road 
and Station Road have become wider 
and wider over the years. They are a 
hazard to wheelchair and pushchair 
users. 
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  Things I 
like 

bus services We have an hourly bus service to Hitchin, 
Biggleswade and beyond. We must keep 
this service. 
We also have volunteer service of Ivel 
Sprinter and Wanderbus. These are a 
great asset. 

  Things I 
don't like 

Parked cars Parked cars opposite the junctions along 
Cambridge Road and also further along 
the main road can make exiting from 
side roads and getting safely onto 
Cambridge Road difficult. There are also 
parking problems on these side roads as 
there are with many locations in the 
village  

  Things I 
don't like 

Unnecessary 
development 

The development of 95 houses is too 
much on top of the recent 
developments, the village has already 
reached capacity as regards what the 
infrastructure can handle e.g traffic, 
water and sewage, public transport etc. 
The access to the development from 
Tithe farm close will cause huge traffic 
congestion problems, with the 
construction traffic and increase in 
residential traffic after the homes have 
been built. This would lead to potential 
increase in road traffic accidents at the 
junction of Tithe Farm close and Church 
Street especially being in the close 
proximity to the school. As we all know 
this is already a problem in the morning 
and afternoon when children are taken 
to school and collected. 

  Things I 
don't like 

Junction 
congestion  

This junction will become a bottleneck if 
the 95 house development takes place 
off of Tithe Farm Close 
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Appendix G:  

Extract – Type 4: Clay Valleys  

(Central Bedfordshire Local Character Assessment) 
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Appendix H: Historic Environment Record 
 

  The Historic Environment Record for Bedfordshire 
  

  

  Langford Entries As at 08.10.2020   

        

Type Description Location Comments 

Artefact 
IRON AGE AND ROMAN FINDS, south of Edworth 
Road  

LANGFORD   

Artefact ANGLO-SAXON AXEHEAD  LANGFORD   

Artefact 
REPUTED ITEM of ROMAN CAVALRY 
EQUIPMENT, near Railway Crossing, Langford  

LANGFORD   

Artefact 
HUMAN BONE, FLINT AND DITCHES, 3 Pound 
Close  

LANGFORD   

Artefact PALAEOLITHIC IMPLEMENTS  LANGFORD   

Artefact BELGIC COINS  LANGFORD   

 Artefact ANGLO SAXON COIN HOARD  LANGFORD 

 From Langford Common, discovered by an 
unauthorised metal detectorist, confiscated 
and inspected by British Museum and now 
with Bedford Museum via CBC. 

Building ST ANDREW'S CHURCH  LANGFORD 
Grade I listed building dating from the 13th 
to 15th centuries 

Building 1 & 3 MILL LANE  LANGFORD One building containing 2 Grade II listed 
houses 

Building 
CHURCH FARM COTTAGE & CHURCH 
FARMHOUSE, 115 & 117 Church Street, formerly 
85 & 87  

LANGFORD 
One building containing 2 Grade II listed 
houses 

Building 2 HIGH STREET  LANGFORD Grade II listed building 

Building OUTBUILDING, belonging to 40 High Street.  LANGFORD 

A 17th century Grade II listed outbuilding. 
Now demolished. In 1984 an administrative 
error allowed the building to be demolished, 
the timber was preserved and it was hoped 
that it would be used to rebuild the building 
in the southern counties. 

Building THE WRESTLERS, 126 Church Street  LANGFORD Now The Spice Lounge Asian restaurant 

Building ONION DRYING SHED, Loft Farm  LANGFORD  Converted into living accommodation 

Building WESLEYAN METHODIST CHAPEL, High Street  LANGFORD Still in use as the Methodist Church 

Building MILL  LANGFORD Ceased to be a working mill in 19XX, it is now 
split into private houses 

Building THE RED COW, High Street  LANGFORD Built in 1856, it is now Red Cow Cottage, a 
private house 

Building 78 HIGH STREET  LANGFORD 

Early 18th century. Whitewashed roughcast, 
one storeyed building and attics. Old clay tile 
roof, 2 gabled dormers. 19th century ground 
floor bays and a gabled porch. 

Building HONEY HILL FARM, 7 Station Road  LANGFORD 

A brick built post medieval cottage with a 
thatched roof. 3 bay plan. The west elevation 
has bow windows to both the ground and 
first floors. 
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Type Description Location Comments 

    

Building CHAPEL HILL FARM, 17 High Street  LANGFORD 

17th century former grade III listed building. 
C17 and later, one storey and attics, one 
gabled dormer to the S front, gable end to 
road. Timber framed and plastered, roof 
tiled. 

Building 
MANOR FARM, 101 Church Street (formerly 79 
Church Street)  

LANGFORD 

17th century former grade III and grade II 
listed building, demolished August 1984. 
Sited opposite the entrance to Tithe Farm 
Close 

Building DISUSED SLAUGHTERHOUSE, High Street  LANGFORD 
An 18th century building to the rear of 2 High 
Street, previously used as a slaughterhouse 

Building THE PLOUGH, 77 Church Street LANGFORD Now Langford's only public house 

Building THE BOOT, High Street  LANGFORD Now a private house 

Building 
OUTBUILDING (POSSIBLY FORMER MILL), rear of 
125 Church Street  

LANGFORD 

Brick outbuilding with tiled roof and timber 
structure at roof height, indicating use as a 
mill. Post medieval in date. Sited opposite 
the playing fields 

Building 69 & 71 CHURCH STREET  LANGFORD 
Former 17th century grade III listed building, 
now demolished. 

Building BARN 69 & 71 Church Street  LANGFORD 
Former 17th or 18th century grade III listed 
building, now demolished 

Building TITHE FARM, Church Street  LANGFORD 

Farmhouse, built in 1830 for the bailiff of the 
Welby estate, next to the pre-existing Tithe 
Barn, which burnt down in 1945. Double-
fronted house, of brick, with formal gardens. 
Demolished in the 1990s. Housing in Tithe 
Farm Close now on the site 

Building BARN, Chapel Hill Farm, High Street  LANGFORD 
18th century former grade III listed barn, 
now demolished. 

Building THE FOUR HORSE SHOES PUBLIC HOUSE  LANGFORD Incorrectly attributed, was located in Luton 

Building 19 & 21 HIGH STREET  LANGFORD 
Post medieval house, still extant in 1971 but 
since demolished in that year. Just SW of the 
junction of The Leys & High Street 

Building 
ONION DRYING SHED, Balls Farm, East Road, 
Langford  

LANGFORD 
Onion drying shed recorded at Balls Farm, 
East Road, Langford, on the eastern side of 
the railway line. Now demolished. 

Building ONION DRYING SHED, 77a High Street  LANGFORD   

Building ONION DRYING SHED, 64 High Street  LANGFORD 
Now demolished and its site occupied by 2 
houses 

Building ONION DRYING SHEDS, Langford Road Farm  LANGFORD 

At least two, possibly three onion drying 
sheds are located at Langford Road Farm, 
which is at the northern extremity of the 
village 

Building ONION DRYING SHED, 19a Church Street  LANGFORD  Converted into living accommodation 

Building SALVATION ARMY HALL, High Street  LANGFORD Now a private house, The Old Sally 

Building ONION DRYING SHED, Ivel Meads  LANGFORD   

Building ONION DRYING SHED, 101 High Street  LANGFORD   

Building HOUSES, 1-19 Church Street  LANGFORD 
A terrace of 19th century houses dating to 
the Victorian period at the northern end of 
the village on the east side of the road 
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Type Description Location Comments 

Building 4 HIGH STREET (formerly The Red House).  LANGFORD 
Site of The Red House replaced by one 
dwelling and garage permitted in April 1970. 

        

Site SUGGESTED ROMAN ROAD, Viatores No. 176  

ASTWICK; 
BIGGLESWADE; 
CAMPTON AND 
CHICKSANDS; 
CLIFTON; 
CLOPHILL; 
DUNTON; 
EDWORTH; 
EVERSHOLT; 
FLITWICK; 
HENLOW; 
HUSBORNE 
CRAWLEY; 
LANGFORD; 
MAULDEN; 
RIDGMONT; 
SHEFFORD; 
STEPPINGLEY 

  

Site IVEL NAVIGATION  

BIGGLESWADE; 
BLUNHAM; 
CLIFTON; 
LANGFORD; 
MOGGERHANGER; 
NORTHILL; SANDY; 
SHEFFORD; 
SOUTHILL; 
TEMPSFORD 

No longer navigable but still identifiable as a 
canal from Stanford Lock (disused) to its 
junction with the Ivel, north of Langford Mill 

Site CROPMARKS, including water management  

ARLESEY; 
LANGFORD 

  

Site CROPMARKS, north east of Denny Cottage  

BIGGLESWADE; 
LANGFORD 

  

Site CHURCH END MEDIEVAL VILLAGE  LANGFORD   

Site ANGLO-SAXON BURIALS  

ARLESEY; 
LANGFORD; 
STOTFOLD 

  

Site LATE SAXON/EARLY MEDIEVAL SETTLEMENT, 
west of Pound Close  

LANGFORD   

Site 
EARLY-MIDDLE IRON AGE ACTIVITY, north of 
Flexmore Way  

LANGFORD   

Site LANGFORD BRIDGE  LANGFORD 
A bridge of medieval origins but rebuilt in 
1819. Demolished in 1946 & rebuilt to the 
current design 

Site WW2 DECOY AIRFIELD, north west of Astwick  LANGFORD   

Site POSSIBLE ROMAN CEMETERY  

ARLESEY; 
ASTWICK; 
LANGFORD; 
STOTFOLD 

  

Site BRICKWORKS AND CLAY PITS, West of Hill Farm  LANGFORD   

Site 
SAXON/SAXO-NORMAN ACTIVITY, west of 
Church Street  

LANGFORD   

Site 
UNDATED POST HOLES AND LINEAR FEATURES, 
west of Bleak Hall Farm  

LANGFORD   



 Background Evidence Appendices Page 242 of 352 

Type Description Location Comments 

Site QUAKER MEETING HOUSE, Water End  LANGFORD Water End is close to the Langford Bridge 
and where Riverside Gardens has been built 

Site RIDGE AND FURROW, east of Balls Farm  LANGFORD   

Site WINDMILL  LANGFORD   

Site 
MEDIEVAL/POST MEDIEVAL FIELD BOUNDARIES, 
Flexmore End  

LANGFORD   

Site CROPMARKS, east of Langford village  LANGFORD   

Site 
POST MEDIEVAL DITCHES, north of Flexmore 
Way  

LANGFORD   

Site ?MOATED SITE, VINE FARM  LANGFORD   

Site QUAKER BURIAL GROUND, Water End  LANGFORD Water End is close to the Langford Bridge 

Site 
MEDIEVAL/POST MEDIEVAL FIELD BOUNDARIES, 
Flexmore End  

LANGFORD   

Site CROPMARKS, east of Langford village  LANGFORD   

Site BRITISH MOUNDS, west of church  LANGFORD  Now Mill Meadow – residential housing 

Site CROPMARKS  LANGFORD   

Site 
UNDATED LINEAR FEATURES, south west of 
Bleak Hall Farm  

LANGFORD   

Site POST MEDIEVAL FIELD BOUNDARY  LANGFORD   

Site FLEXMORE END MEDIEVAL SETTLEMENT  LANGFORD   

Site IRON AGE ENCLOSURES, Flexmore End  LANGFORD   

Site 
LINEAR, CURVILINEAR AND POSSIBLE 
ENCLOSURE CROPMARKS, north east of Clifton 
Sewage Works  

LANGFORD   

Site LYNCHET  LANGFORD   

Site CROPMARKS, Poppy Hill Farm  LANGFORD   

Site 
PARALLEL LINEAR CROPMARKS, north of 
Cambridge Road  

LANGFORD   

Site WATER END MEDIEVAL SETTLEMENT  LANGFORD   

Site ST ANDREW'S PARISH CHURCHYARD  LANGFORD 
Now approaching its capacity for burials, a 
new cemetery has been established in the 
north of the village in 2019 

Site RIDGE AND FURROW  LANGFORD   
 

 

Historic Environment 

There is a need to draw the attention of potential developers and residents to the very long and 
varied history of Langford and its built environment and to ensure the survival of the buildings, 
sites and locations wherever possible. 
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Appendix I: Objectives and Policy supporting evidence 
Each of the following sections begins with the Objectives for that strand of policies, followed by 
where further evidence and locations can be found within the documents comprising the LNP. 

The following abbreviations are used within summary evidence tables: 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

Where feasible, the url of further relevant documents available on the internet are also included. 
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I.1 Environment Objectives 
 

 

 

 

  

Objectives 

1. Protect and enhance the landscape, its biodiversity and the historic environment of 
Langford 

2. Improve the flood resilience of the village, which will be impacted by development 
and by climate change 

3. To have regard to the key positive landscape features and strategic sensitivities of the 
landscape in the current type 4b & 4c Landscape Character  

4. To facilitate the application of the Water Framework Directive to waterways in and 
around Langford  

5. Improve access and develop links for people and wildlife 
6. Provide a multi-functional green infrastructure network 
7. Provide a source of information and guidance for planners, landowners and 

developers in formulating land use plans 
8. Promote community involvement within the village 
9. Identify Parish environmental projects and produce an action plan to implement 

them 
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The LNP Questionnaire results show that there is a strong concern about a range of local 
environmental issues:  
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areas for children in the 

southern end of the 
village.”  

“Need a 
designated 
area for 
allotments.” 
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I.1.1 Policy EN1 
 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY EN1  

1 CS 48,68 

2 CS 56 

3 CS 46-48 

4 APPENDIX G  

5 BE & APPENDIX B B:9 
CBCSP 3.4.2,1; 3.4.2,3; 3.4.4 
CBCCS: 3,4 

96-101 

6 BE & APPENDIX B B:9 96-101 

7 BE & APPENDIX B B:9 
CBCSP: 3.4.2,1; 3.4.2,2;  

96-101 

8 CS 
CBCCS: 4 

61 

 APPENDIX F  

9 APPENDIX F & APPENDIX H  

10 CS 
CBCSP: 3.4.1,1; 3.4.3 
CBCCS: 6 

154-157 

 
Green Spaces 
Langford is blessed with a great recreation ground, some good agricultural countryside, the 
River Ivel and fishing lakes. This is important for both recreational purposes along with the 
preservation and access to nature (fauna, birdlife etc). However, the area of publicly-accessible 
land relative to the overall size of the parish is very small. The Map 2 in the LNP shows this 
clearly.  
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It is essential therefore that existing common areas and footpaths be respected and well-
maintained. It is also desirable that efforts are made to permit greater public access to open 
land. 

 

Some quotes from the LNP questionnaire: 

“Would like to see better walking routes along riverside from Langford to Jordan’s Mill. 
Worried about loss of open space.” 

“Is there any way that we can protect the other open spaces not marked in green on the 
map from being developed on?  They will be important sanctuaries for wildlife and need to 
be protected from development too.  Even large back gardens are at risk from development 
and yet are so important for our natural flora and fauna.” 

“Landscaping should use native and wildlife friendly planting. TPO's should be obtained for 
mature trees at the ford, playing fields and other locations.” 

“Erect some good informative and colourful noticeboards by local walks telling children and 
families about what they can expect to see on their walk e.g., wild birds, dragonflies, 
butterflies, etc. “   

“Maintaining access to farmland for walkers.” 
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“Keep hedgerows and footpaths 
nicely maintained so that all can 
enjoy.  The village has quite 
narrow footpaths so when they 
are wider they should be well 
maintained so that pushchairs 
and mobility scooters can get 
through without fear of toppling 
over or having to go on the road.  
The footpath/pavement leading 
out of the village towards 
Biggleswade has become 
encroached by weeds and is 
narrowed and uneven in places - 
making an excursion out with a 
pushchair or mobility scooter 
almost impossible and daunting.  
The footpath needs scraping 
back and levelling in places.    
We should be making access to the countryside and around the village accessible for 
disabled people and keeping the pathways in good order”. 
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I.1.2 Policy EN2 
 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY EN2  

1 CS 49,54 

2 CS 
CBCCS: 3,4 

49,28,48 

3 CS 
CBCCS: 3,4 

48,49 

4 APPENDIX G  

5 BE 
CBCSP: 3.4.2,1; 3.4.2,2 

96-98 

6 CS 54 

7 CS 9 

8 CS 
CBCSP: 3.3.1, Facilitate investments in a 
permeable active travel and public transport 
network to enhance strategic connectivity. 
Actions 1-8 all relate to cycling improvements, in 
particular to finalise & submit the Local Cycling 
& Walking Infrastructure Plan (LCWIP) to inform 
spatial maps and to prioritise investments. 
CBCCS: 4 

51,53 

9 CS 51,58 

10 CS 
CBCSP: 4.1.3,7 

56,116 

 CPRE - Changes to the Planning System  
CPRE Response 30 September 2020 
https://www.cpre.org.uk/wp-
content/uploads/2020/11/Changes-to-the-
Planning-System-CPRE-Response.pdf 
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Statistics from the LNP Questionnaire: 

 

 

Seven areas of concern have been expressed by the community which have been made worse by 
the overdevelopment of the Parish. For example, larger scale developments that are permeable 
are considered to be less effective in addressing anti-social behaviour than those that are small 
and well designed, with limited permeability.  

Secured by Design (SBD) is frequently referenced in CBC literature and applicants' Design & Access 
Statements, only for supposedly compliant layouts to be diametrically opposed to the SDB position 
in respect of permeability. The relevant extract from Secured by Design (SBD) states: 
 
‘Developments that enhance the passive surveillance of the street by residents within their homes 
and high levels of street activity are desirable as they have both been proven to influence the 
behaviour of the criminal, but they are no guarantee of lower crime, which evidence proves is 
achieved primarily through the control and limitation of permeability.’ 
 
SBD further states: 
 
‘A review of available research in this area concluded that: “Neighbourhood permeability… is one 
of the community level design features most reliably linked to crime rates, and the connections 
operate consistently in the same direction across studies: more permeability, more crime'. 
 
All of the local authorities in the county agreed to implement the Bedfordshire Community Safety 
Supplementary Planning Guide, which states, ‘ It is usually desirable to avoid through-routes in 
new housing areas’. Further to this; ‘where through routes are unavoidable, they should be kept 
to a minimum’.  
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I.1.3 Policy EN3 
 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY EN3  

1 BCS 47 

 HOME OFFICE DOCUMENT ‘’CREATING SUSTAINABLE 
COMMUNITIES’’ 
https://core.ac.uk/download/pdf/95987.pdf 
 

SAFER PLACES 

 POLICE DOCUMENT 
https://www.securedbydesign.com/guidance/design-
guides 
 

SECURED BY DESIGN 

2 BCS 49, 69 

 

A selection of quotes from the Consultations:   

Langford Village Academy, “Environment - this is an important area for the children and they are 
very concerned about the volume of litter and dog poo in the village and in particular, on 
pavements.”   

Henlow Church of England Academy, among the dislikes were “drug users and litter”. A resident 
specifically mentioned “litter, antisocial behaviour and dog mess”. 
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I.1.4 Policy EN4 
 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY EN4  

1 CBC LOCAL PLAN 2035 - EES 
APPENDIX F: DESIGN CODES 
CBCSP 3.4.3 
CBCCS: 3,4 

 

 
A selection of quotes from the LNP questionnaire: 

“The current open spaces in and around 
Langford and access across farm land should be 
retained.” 

“Protect the Langford triangle and other green 
spaces.”  

‘All areas of open space in Langford not already 
protected should be given local green space 
protection in the Neighbourhood Plan all along 
the river if not already protected’ 
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Current and future protected areas are seen as vital in maintaining the character of the village and 
therefore future development should not impact them. 

Particular areas of concern highlighted by the LNP Questionnaire returns are: 

1. Land described in the emerging CBC Local Plan (reference HAS30 & HAS31). Since this land 
between Cambridge Road to the south of the village and Poppy Hill Farm has now been 
granted outline planning permission for access (September 2019), full planning will be 
supported for schemes that that can demonstrate adherence to the policies found within 
this LNP.  

2. The inner triangle enclosed by The High Street, Cambridge and Station Roads. The `triangle’ 
showed in the images above, is a unique Langford enclosed landscape feature. 

3. The extension of the village from the north (i.e., Langford Road) 

Enhancing biodiversity 

CBC’s existing biodiversity and geodiversity assets provide the building blocks for the natural 
environment. These features are integral parts of the high-quality environment and surroundings 
that makes the area a desirable place to live and for businesses to operate. The National planning 
policy places great importance on the protection and enhancement of these features. One of its 
objectives is to strive for net gains in biodiversity and increased connectivity of ecological 
networks. This is further defined in Natural Environment White Paper, ‘Making Space for Nature’, 
which describes ecological networks, basing them on five components which are to be 
implemented at a landscape scale whilst working with existing land uses and economic activities.  

Policy EE5 of the emerging CBC Local Plan includes the following: 

“Development will respect, retain and enhance the character and distinctiveness of the local 
landscape, through (for example)  

Reflecting local character and distinctiveness in terms of the scale and pattern of the 
surrounding landscape and existing settlement form.  

Integrating on site mitigation sympathetic to local character in scale with the landscape 
setting as well as the scale of the development.” 

Those resident concerns highlighted above are considered to be supported by Policy EE5 of the 
emerging CBC Local Plan. 

The LNP does not seek to restrict truly sustainable development, on the contrary larger-scale 
developments that provide housing, facilities and services that the village needs are positively 
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encouraged. The Planning & Development Policies within this LNP provide for larger schemes, so 
long as there is tangible and significant benefit directly to the village. 
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I.2 Infrastructure Objectives 
 

 

 

The key areas identified in the LNP Questionnaire were; 

Technology Issues, Fast 
Internet and 
Telecommunication 
connectivity, Accessing New 
technology. 

Retail Issues, General Food 
outlets, Pubs, Restaurants, 
Takeaways, Opportunity for 
new retail, clothing, 
homeware, electrical 
Facilities.    

Leisure Issues, Children, 
Youth, Adult, 65+ Facilities, 
Access to public open spaces, 
access to spiritual support 
facilities. 
 

School Issues, Available 
places, Progress and 
attainment, early years, 
breakfast clubs, after school 
facilities, lower, middle, upper 
school transition, Transport. 

Health Care Issues, Access to 
emergency care, Dental care, 
Doctors surgery, Pharmacy. 

Energy, Loss of electrical 
supply, Substation 
capabilities,  
Gas supply and capabilities. 

 

Infrastructure is the responsibility of CBC, CCG, DOE, Anglian Water and various private utilities 
and service providers. Several identified infrastructure areas will require investment and 
development in order to allow for the future sustainability of the village. Policies are provided 
which support those found in the emerging CBC Local Plan.  

Any planning applications for new developments should only be considered if sustainability and 
appropriate infrastructure are truly demonstrated with relevant and achievable supporting 
evidence. This must be transparent and open to public scrutiny. The impact of each development 
must not be considered in isolation and should be combined with that of other known current and 
future developments, notwithstanding those documented within the emerging CBC Local Plan.  

Objectives 

1. To act upon the key areas of concern regarding infrastructure which the Langford 
community has identified. 

2. To evaluate each of these identified areas and establish the needs and the potential 
risks to the developing community. This is to ensure the continuity and quality of service 
provision - now and within the next 16 years. 

3. To work with CBC (Central Bedfordshire Council), CCG (Clinical Commission Group), DOE 
(Department of Education), other health services, utilities, technology suppliers and 
businesses to ensure legal requirements/governance and good practice guidelines are 
respected to ensure and improve the provision of sustainable services within the LPC 
(Langford Parish Council) and minimise and mitigate the adverse impacts of new 
developments on the environment. 
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This should include development proposals in surrounding towns and villages, thus giving an 
accurate assessment of sustainability and the impact on residents, the community and the village 
of Langford. 

"We have a main drainage point in our front garden on Church Street for a lot of Vicarage 
Close and Anglian Water have to come at least twice per year to unblock the sewers." 

"The village cannot support the residents it has. Doctors, shops, schools, buses etc, all that 
needs addressing before more houses are built." 
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I.2.1 Policy IF1 
 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY IF1  

1 CBC LOCAL PLAN, ANNEX 28A WATER CYCLE 
STUDY 
CBCSP: 3.4.2,1; 3.4.2,2;3.4.4,1 
CBCCS: 3,4,6,8 

 

 BE 96 

2 CS 53,54 

 BE 108,222,223,225,231 

3 CS 11,62 

 BE 222,223 

4 CS 10,55 

 BE 102-104,222, POLICY IF4 

5 BE 222,231,240 

 NPPF 2019  

6 BE 222,231,240 

 CS 46 

 NPPF 2019  

 

The following text is from The Guardian newspaper on March 19th, 2019 quoting a speech by Sir 
James Bevan, the chief executive of the Environment Agency.  It is supportive of Policy IF1,1 and 
Policies IF4,1; IF4,3 and IF4,4. 

“England could run short of water within 25 years " 

Exclusive: Environment Agency chief calls for use to be cut by a third. 

England is set to run short of water within 25 years, the chief executive of the Environment Agency 
has warned. 
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The country is facing the ‘‘jaws of death”, Sir James Bevan said, at the point where water demand 
from the country’s rising population surpasses the falling supply resulting from climate change.  
However, this could be avoided with ambitious action to cut people’s water use by a third and 
leakage from water company pipes by 50%, he says, along with big new reservoirs, more 
desalination plants and transfers of water across the country. 

“Around 25 years from now, where those [demand and supply] lines cross is known by some as the 
‘jaws of death’ – the point at which we will not have enough water to supply our needs, unless we 
take action to change things,” Bevan told the Guardian, before a speech on Tuesday at the 
Waterwise conference in London. 

“We need water wastage to be as socially unacceptable as blowing smoke in the face of a baby or 
throwing your plastic bags into the sea,” he said. 

In the speech, Bevan says: “Water companies all identify the same thing as their biggest operating 
risk: climate change.” By 2040, more than half of our summers are expected to be hotter than the 
2003 heatwave, he says, leading to more water shortages and potentially 50-80% less water in 
some rivers in the summer. 

The population of the UK is expected to rise from 67 million to 75 million in 2050, increasing the 
demand for water. But Bevan says the average person’s daily water use of 140 litres could be cut to 
100 litres in 20 years by more efficient use in homes and gardens. Currently, about a third of water 
is lost to leaks or wastage. 

The most controversial change needed to increase supply is building new mega-reservoirs, such as 
that proposed near Abingdon in Oxfordshire. “We have not built a new reservoir in the UK for 
decades, largely because clearing all the planning and legal hurdles necessary is so difficult and 
local opposition so fierce,” Bevan says. The government plans to streamline the planning process. 
“That will be controversial, but it’s the right thing to do,” says Bevan. 

More water will also need to be transferred across the country to water-stressed areas, such as the 
south-east, Bevan says, via pipelines or canals. Just 4% of current supplies are transferred between 
individual water companies, but there are plans for 20 new transfer projects. More desalination 
plants, such as Thames Water’s Beckton plant, will also be needed to turn seawater into drinking 
water, he says. 

 “While there will be political challenges, there should be less difficulty over the economics,” Bevan 
says. “That’s because the investment needed to increase our resilience is modest compared with 
the cost of not doing it. While a severe drought would cost each household more than £100, the 
cost per household of the investment that would greatly reduce the risk is only £4 a year.” 

Water companies are required by the regulator Ofwat to cut leakage by 15% by 2020, although 
some have incurred huge fines in the past for failing to meet targets.  
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I.2.2 Policy IF2 
 
CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY IF2  

 CS 48,54-55,58,61-62,74 

 
The results of the LNP Questionnaire showed: 

 11% of respondents have children under the age of 5 years. 
 12% have one or two children between the ages of 6 – 11 years.  
 13% have one or two aged between 12 – 16 years. 
 Where applicable villagers regarded upper school transition (12-16years) as the single 

biggest major problem the village children face. 
 Villagers are generally unaware of the impact that Central Beds Council (CBC) stated 

intention to move to a two-tier education system will have on their children. 
 Working collaboratively with Henlow Academy, we can also see villagers are confused as to 

what role CBC, the local Multi Academy Trust (MAT) and individual schools play in this two-
tier progression. 

 There is confusion around how many school places are required and how many places will 
be available within an easy commute for children. There is also no clarity on the future of 
6th Form provision.  

Our plan is somewhat unique as most counties in England already operate a two-tier school 
system, so whilst this 5 to 10-year plan pans out, we believe this is an important planning 
consideration for the size and quantity of housing developments in our parish. 

The Plan provides an opportunity to address the concerns raised and to set out what the villagers 
require from the local schools at it moves to two-tier education. 

 Choice and diversity (not a one size MAT solution) 
 Clear data and evidence showing the expected number of children, by age range, per 

development and how this aligns to the local school’s maximum intake numbers over time. 
 Extended “wrap around” provision for early years & primary school children. 
 Effective transition between primary and secondary supported by excellent transport links, 

particularly for pedestrians, on pavements and for cyclists. 
 Sixth Form provision. 
 Support for children with special educational needs and disabilities.  

The current move from a three to a two-tier educational system in the area will present its 
own challenges for school organization and the expansion or relocation of buildings in 
Langford and its surrounding towns and villages. 
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I.2.3 Policy IF3 
 
CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY IF3  

 TOWN & COUNTRY PLANNING ACT   

 REFORM POLICY – PLANNING FOR PATIENTS 
THE ROLE OF SECTION 106 PLANNING 
CONTRIBUTIONS (JAN 2019) 
http://reformspending.uk/wp-
content/uploads/2020/01/Planning-for-patients-
Jan-2019.pdf 

 

 

The questionnaire covered 4 specific areas of Healthcare provision, namely Access to Emergency 
Care, Dental Care, Doctors Surgery and the Pharmacy. Responses ranged from `no problem’ to 
`major problem’. In each category, the highest rating was `no problem’ and the lowest was `major 
problem’. The Doctors Surgery was highlighted as the biggest concern showing a `major problem’ 
of 27.2%. 

Therefore, Healthcare needs only a watching brief to ensure that the current service levels are not 
compromised by the speed of population growth and subsequent overloading of the system. 

Whilst it is unlikely that housing development in Langford would be such that the balance of 
services will be offset in the next 5 years, consideration should be given to other local village/ 
town developments e.g., Biggleswade, Henlow and Arlesey, whose residents may well be using 
shared surgeries and other services. The combined growth may have the potential to affect the 
patient loadings at shared surgeries such as those in Biggleswade and Shefford. Therefore, 
potential housing developments in Langford should 1) be considered in relation to other local 
developments and how the combined population growth may affect shared services and 2) seek 
opportunities for developers to provide additional healthcare services such as a Doctors surgery, 
Pharmacy, Dentist or Care Home.     

As a reference point, at the end of July 2019, the number of patients registered to Saffron Road 
(Biggleswade) and its subsidiaries (Langford and Sandy Surgeries) was 13,992. Other local surgery 
patient numbers were: 

 Ivel Medical Centre (Biggleswade)  13,558 
 Shefford Surgery    18,094 
 The Hawthorns (Henlow)   5,807 

Figures can be compared in the future on the NHS.UK website under “find a GP” 
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Three further points for consideration in this Neighbourhood Plan: 

1. On the 8th July 2019 a merger took place of three local Surgeries - Biggleswade Health 
Centre, Langford Surgery and Shannon Court Surgery (Sandy). Whilst this has been 
promoted as a means to offer “extended access”, the effect on the Langford Surgery and 
its patients remains to be seen. 

We also understand that in October 2020 the owner of the Shannon Court Surgery building 
submitted a planning application, but that the Saffron Health Partnership say that they 
have no plans to close Shannon Court, seeing it as vital to the expansion of their services. 
They further add that they have a legally binding commitment to their landlord for their 
ongoing occupation of the premises. 

2. In the outline planning permission for 1500 homes East of Biggleswade 
(CB/18/02458/OUT), the Bedfordshire CCG envisaged that they would receive funding via 
the s106 agreement for the Biggleswade Health Hub, with a possible location at the 
Biggleswade Hospital site. This hub was required due to the 3,900 extra patients in the 
development area and the population growth elsewhere in the area. Further, in their 
response to the application of 02.11.2018 to CBC, the CCG envisaged that construction 
would begin in June 2020 and be completed by November 2021. To our knowledge, in 
November 2020 construction has not been started and it is unclear as whether detailed 
plans have been created. 

3. The NHS is now offering an NHS Direct service accessed via telephone and also artificial 
intelligence (AI) as a convenient way for some to access NHS GP’s. Consultations are 
available 24/7 and patients can usually be seen (by video link) within 2 hours. This is 
available via an App called Babylon. However, this will require a superfast broadband 
service which is not currently available for many Langford residents. Future developments 
must consider this and seek to offer ‘built-in’ superfast broadband to new properties. 

Ratio of new developments to GP patient registrations 

Primary Care is commissioned by Bedfordshire Clinical Commissioning Group and the Primary 
Care calculations regarding new developments and the impact on GP’s has been standardised 
and adopted across the full NHS England Midland and East area to provide consistency across 
all local authorities. 

The calculations show that one GP is needed for each 2,000 registered patients and this 
number will come from 769 new houses (based on 2.6 occupants per household). 

Therefore, depending on the size of development(s), developer contributions with regards to 
S106 may be vital to mitigate the health impact of additional residents. 

Healthcare for the elderly 

The population of Langford is growing steadily, this together with an ageing national 
demographic trend which shows people are living longer and that more of that aging 
population need healthcare support, will result in the need for more local elderly healthcare 
provision. 
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The current status regarding residential care homes situated within 5 miles of Langford Village 
Hall (as end of July, 2019) is as follows: 

 

Care Home name Location Private or 
Council 

run 

No. of beds Distance 
from 

Langford 
The Limes Henlow P 27 2.2 
Beaumont Park Biggleswade P 37 2.3 
Abbotsbury Biggleswade C 32 3.0 
Potton House Biggleswade P 24 3.6 
Wren Park Shefford P 31 4.5 
Penrose Court Biggleswade P 65 4.6 
Oak Manor Shefford P 64 4.9 

  

In summary, there are only 270 residential elderly care beds available within a 5-mile radius of 
Langford and with a growing and ageing population, the need for elderly care provision will grow. 
Subsequently, opportunities should be sought to increase the number of care homes and care 
beds during future housing developments. Development schemes that seek to increase the 
number of care homes and/or care beds within Langford Parish will be supported in this respect. 
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I.2.4 Policy IF4 
 
CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY IF4  

   

 WATER  

1-1 CBCSP: 3.4.2,1; 3.4.2,2;3.4.4,1;3.4.4,2  

1-3 CBCSP: 3.4.2,1; 3.4.2,2;3.4.4,1  

1-4 CS 144 

1 BE B.9 
CBCCS: 4 

 

 ENERGY  

1 CS 55,169, POLICY TM1 

 BROADBAND  

1-3 GOVERNMENT GUIDANCE ‘’BUILDING DIGITAL 
UK’’ 

 

 TELECOMMUNICATIONS  

 BE B.10  

 
Water 

Background Evidence Appendix B.9 provides further background to Policy IF4. 

The Central Bedfordshire Council's Water Cycle Study (2018): 

"Central Bedfordshire emerging CBC Local Plan 2018, EXAM5, Response to Inspector's Questions – 
(EXAM4).   Annex 28a, Water Cycle Study, Tracked Changes", makes reference to the following 
questions: 

 Can the proposed growth be accommodated at the Waste Water Treatment Works 
(WWTW) being assessed without causing deterioration in water quality?  

 Will the proposed growth compromise the ability to achieve good ecological status (GES) or 
potential?  

 If growth is likely to impact on water quality, can the WWTW be upgraded to prevent any 
deterioration from occurring or is the permit already at current limits of technology?  

 Could the development cause greater than 10% deterioration in water quality?  
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 Could the development cause deterioration in WFD class of any element?  

 Could the development alone prevent the receiving watercourse from reaching Good 
Ecological Status or Potential?  

 Include the outcome of stakeholder engagement within the Outline Study, in particular, 
engagement with the EA, Anglian Water, Affinity Water and Thames Water. 

It is noted that questions remain regarding constraints on providing treatment capacity at Clifton 
WWTW among others within the CBC boundaries. 

The availability of potable water in Langford from 2025 onwards is dependent upon Anglian Water 
completing a new transfer route from their Ruthamford North zone to Ruthamford South by that 
date.  Further, Anglian Water's draft Water Resource Management Plan for the period 2019-2034 
requires a target consumption of 122.5 litres/per person/day, although the emerging CBC Local 
Plan Policy CC1 aspires to a consumption of 110 litres/per person/day. 

CBC Sustainability Plan 2020-2030 supports this section. 

The excerpt from The Guardian newspaper cited & quoted at I.2.1, supports Policy IF1.1 as well as 
IF4.1, IF4.3 and IF4.4. 

The emerging CBC Local Plan aspires to all local waterways reaching Water Framework Directive 
Good Ecological Status. The River Ivel in Langford is currently rated with a Moderate Ecological 
Status. 

Energy 

Electrical supply for the village of Langford 

An enquiry was made to UK Power Networks on behalf of this LNPSG with respect to the electrical 
supply/network failure/future expansion of the village, resulted in the following response and 
findings (Ref; 5150853, ENQ Network Integrity Development within areas of Langford, Bedfordshire 
Neighbourhood Plan steering group (NPSG). 

“With regard to faults so far in 2019, the Langford area has reportedly only been affected 
by 1 short duration interruption on 15th July which for a predominantly OH network would 
be acceptable performance. There were a number of short duration interruptions in 2018 
but the network performance has apparently improved significantly since then.” 

The question of the need for standby generation was raised, but this necessity has not been 
confirmed from UK Power Networks as a requirement at this time. 

Further enquiries were made of UKPN in October 2020 and we were informed that there had been 
8 power cuts in Langford in the period March 1, 2020 to October 23, 2020. 1 was due to an 
overhead cable fault, 1 was due to a network issue and the other 6 were due to “unknown 
reasons”. Further commentary was given: 

“The unknown power cuts are caused by a device called an Auto Recloser. These devices 
form part of our protection equipment and automatically cut the power off if a transient 
fault is detected. Wind-borne debris, trees or animals coming into contact with the power 
lines can cause this to happen. They can also operate due to the effects of lightning strikes. 
Once the fault has cleared, power is automatically reconnected and this operation normally 
lasts a few seconds. We do understand the inconvenience this can cause but we do believe 
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these devices offer a better customer service as there is no need for an engineer to attend 
to site to restore power. Without these devices, should a fault occur it would result in a 
much longer power cut. 

 I do appreciate people working from home in the current pandemic but as power cuts can 
happen for a number of reasons, many outside our control, I would always recommend 
people to have some sort of contingency plan should the worst happen. This may be some 
kind of UPS device so that work can be saved on computers, a small torch should the power 
cut happen overnight and possibly a mobile battery backup so the mobile phone can be 
charged.” 
 

These outages, often of short duration, have been the subject of adverse comment by residents 
and, in 1 known case, caused damage to personal equipment costing over £400.  We are therefore 
have concerns about the ruggedness of the power supply to existing Langford properties. 

With regard to the capacity of the existing electricity network infrastructure, this will be subject to 
assessment by the Planning Section at UK Power Networks as and when they receive requests for 
new connections from developers. If any upstream reinforcement is required, this would be 
undertaken in conjunction with the new connection work. 

Thus, CBC must ascertain from developers that they have followed the procedures laid down with 
regards to electrical capacity requests. 

As UK Power Network stated, it has significantly improved network supply since 2018 and further 
indicated that improvements will be undertaken if any upstream reinforcement is required due to 
the expansion of the village. The LNPSG position on this is that CBC should ensure that developers 
comply with regulations, and of course embrace new sustainable energy Initiatives in line with 
Government, building regulations and good practise guidelines within future developments. 

Communication technologies 

Background Evidence Appendix B.10 provides a background for the Broadband and 
Telecommunications areas of Policy IF4. 

CBC Sustainability Plan 2020-2030, 4.2.1,5, aims to “Support businesses in securing high-speed broadband 
connectivity”. 
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I.2.5 Policy IF5 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY IF5  

1 BE 
CBCSP: 4.2.2, Support the circular economy.  
Includes support for Parish Council business 
initiatives, “shop local” encouragement, broker 
relationships with symbiotic businesses. 

93 

 
Further information can be found in Background Evidence Appendix B8. 

The LNP Questionnaire covered 5 specific areas, namely; general food and groceries; pubs/ 
restaurants/takeaways/café’s etc.; other retailers; opportunities for new retail facilities and 
clothing/homeware and electricals; the findings varied according to the priorities of people, but in 
terms of what was deemed to be a major problem; 10.1% found that access to general 
food/groceries was a major problem, over 30.6% for pubs/restaurants//takeaways/café’s etc., 
over 13% for other retailer, 18.3% for opportunities for new retail facilities and over 14.9% for 
clothing etc.  

It should also be noted that since the questionnaire data was collated at the beginning of 2019, a 
new Café, Indian Restaurant, Fish & Chip shop and Tattoo Shop have opened. In addition, the Post 
Office and General Store has extended its floor space by reconfiguring an available storage area, 
offering a larger range of groceries. Whilst this is welcomed, with the increased development and 
footfall in the village, more is required. 

There are currently two convenience stores in Langford with the Village Store to the north end and 
the Post Office and General Store near to the Methodist Church in the High Street. They both offer 
vital services (including Post Office and courier services) to the village. There is also a farm shop at 
the south end of the village. Any future developments should not jeopardise these and other 
businesses, but should include further opportunities for economic growth within their plans.  

Most supermarkets offer online ordering/delivery services (although this does of course require 
access to reliable broadband) and the village is served by Community and Public Bus (limited) 
services to supermarkets which senior residents can utilise free of charge with a bus pass.  

Whilst Langford is served by a number of supermarkets within a few miles, retail businesses within 
the village reduce the need to travel, reducing the carbon footprint in line with Government and 
global objectives, provide support to the elderly, disabled and non-drivers and bring a sense of 
community. Therefore new, suitable retail outlets and services are encouraged, providing there is 
an overall cost-saving to customers. 



 Background Evidence Appendices Page 267 of 352 

Quote from the LNP Questionnaire: 

 “We need more local businesses - like shops, restaurants, and a new pub which serves good 
food and beer. More events and things to do. A doctor's surgery that is more accessible. 
Speed cameras in the village to stop people speeding - very dangerous as we have a school. 
Better police presence. Energy infrastructure to be seriously looked at to stop so many 
power cuts. Less new builds, and more amenities. A better, more frequent bus service, to 
Biggleswade and Hitchin.” 

Leisure issues 
The LNP Questionnaire covered 6 specific areas, specifically: children and youth facilities; adult 
facilities, 65+ facilities, access to public open spaces and parish buildings and access to spiritual 
support and facilities. The findings varied according to the priorities of people: under 14% of 
respondents found this area to be a major problem to them and some of the concerns are being 
address within other areas of this LNP such as access to a GP surgery, parking, widening and better 
maintenance of riverside paths etc. 
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I.3  Transport and Movement Objectives 

 

 
  

Objectives 

1. To minimize the traffic impacts of new and cumulative developments on the Langford 
Community, its heritage assets and reduce the carbon footprint of the village. 

2. To increase the number of journeys undertaken by walking, cycling and public transport 
with a corresponding reduction in car journeys. 

3. To work with CBC, transport operators, national cycling and walking associations to 
improve the provision of sustainable modes of transport within Langford in order to 
improve health and minimise the adverse impacts of new developments on the 
environment and the reliance on car travel. 
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I.3.1 Policy TM1 
CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY TM1  

1 CS 
CBCSP, Milestone 3.3.1, Facilitate investments in a 
permeable active travel and public transport network to 
enhance strategic connectivity. 
Actions 1-8 all relate to cycling improvements, in 
particular to finalise & submit the Local Cycling & 
Walking Infrastructure Plan (LCWIP) to inform spatial 
maps and to prioritise investments. 

49-51 

2 CS 
CBCCS: 3,4 

50-53 

3 CS 48,49 

4 CS 
CBCCS: 2,3,4 

48,49 

5 GOVERNMENT GUIDANCE ‘’ROAD TO ZERO STRATEGY’’ 
https://www.gov.uk/government/publications/reducing-
emissions-from-road-transport-road-to-zero-strategy 
CBCCS: 2,3 

 

 

Any planning applications for new developments should only be considered if sustainability is truly 
demonstrated with relevant and achievable supporting evidence. This must be transparent and 
open to public scrutiny. The impact of each development must not be considered in isolation and 
should be combined with that of other known current and future developments. This should 
include development proposals in surrounding towns and villages, thus giving an accurate 
assessment of sustainability and the impact on residents, the community and the village of 
Langford. 

Examples of this include: 

a. Because of extensive building elsewhere in the area, there is a resultant effect on the flow 
of traffic, particularly towards Henlow and Arlesey roundabouts along the A507. This 
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creates conditions for a `rat run’ through Langford to avoid some of the congestion. The 
screenshot below shows a typical morning: 

 

b. Initiatives to encourage weekday car-pooling and car-sharing, particularly with reference to 
commuting via rail (and lack of, or the expense of parking at stations). This has resulted for 
example, in an impact on residents of Cambridge Road and Cambridge Gardens, where cars 
are parked outside their homes every day. This has a significant effect on both them and 
their visitors. There has also been an increase in traffic which begins much earlier than 
before on weekday mornings. This has been accompanied by increased vehicle speeds. 

In summary 

There is a lack of self-containment in Langford, resulting in residents often travelling long 
distances to meet their needs. The limited access to sustainable transport provision in the village 
leads to a reliance on the car for many journeys. 

There is social exclusion and isolation for those without their own private transport or ability to 
fund other options. Further, there is poor connectivity in terms of both services and infrastructure, 
along with the ability to interchange between different modes of travel. 

Inappropriate routing of traffic, including HGVs, through the village causes severance, poor air 
quality, noise and safety concerns. Road safety, both in terms of actual accidents and perceived 
safety of vulnerable road users is exacerbated by the dominance of the car in residential areas as a 
consequence of the poor provision and management of parking, 

There is also a natural discouragement of cycling and walking due to lack of appropriate routes. 

Accordingly, where otherwise appropriate development proposals can demonstrate that they will 
alleviate congestion, improve pedestrian and cyclist safety, promote safe alternatives to car use 
and enable connectivity, they will be viewed favourably in these respects and supported. (Section 
s106 allocations will be sought where appropriate, to provide financial support for these 
objectives).  
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I.3.2 Policy TM2 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY TM2  

1 BE 93,108,232,238,250 

2 GOVERNMENT GUIDANCE ‘’THE CLIMATE 
EMERGENCY’’ 
https://www.gov.uk/guidance/climate-change 

 

3 BE 106,231,236-238,253 

 CS 54 

4 BE 106,107,237,253 

 

A selection of quotes: 

“Stop HGVs using Langford as a shortcut - the road through the village is busy enough - 
change classification to a B road. Better roads and different speed control mechanisms 
(which would contribute to reducing carbon footprint).” 

“As far as traffic is concerned, Langford is a rat run and very few 
drivers stick to speed limits on Church Street or High Street. Living 
near the school I notice many cars are parked with their engines 
running for long periods while parents wait. Current speed bumps not 
good for vehicles.” 

“Increased traffic which narrow village roads cannot cope with and 
state of roads-pot holes and damage from building site transport.” 

“Too many speeding cars on Church Street and Station Road.” 
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“I do not agree with the speed humps in the village, they do not cut down the speed of cars 
but do damage. Small cars, buses and big cars just go either side of them.” 

   

“Improve and maintain road surfaces and pavements” 

The dangers and risks associated with traffic pollutant emissions on members of the community 
should be taken seriously. Some of these pollutants include:  

 Carbon monoxide - cars and HGV’s emit this when carbon in fuel doesn't burn 
completely 

 Hydrocarbons – the exhausts from cars and HGV’s emit a toxic compound of 

hydrogen and carbon. 

 Nitrogen oxides - when fuel burns, nitrogen and oxygen react with each other and 

form this.  

 Particulate matter - small particles of foreign substances that contribute to 

atmospheric haze and can damage people’s lung tissue.  
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The safety of students when they travel to and from 
school is paramount. Developers should include in 
their plans sufficient measures to protect children 
around parking areas, access routes, barriers, 
pavements etc. 

The noise and speed of local traffic can have a 
significant impact on members of the community. 
The current traffic restriction approaches are 
unlikely to be appropriate for the future increased 
traffic that will result from village expansion.  

“Quiet” road surfaces should be part of the village infrastructure and the highways department 
should progress this due to the ever-increasing heavy traffic through the village. This type of 
surfacing has been a great success in villages throughout Kent and other areas. As noise pollution 
has been linked to depression, aggravated assault, and numerous other mental disorders. This was 
brought to our attention by the school children in the Parish as part of the Neighbourhood Plan 
consultation.  

A mechanism to discourage heavy articulated wagons from using the village as a short cut (this is 
seen as a significant problem by residents) needs to be considered to reduce the negative aspects 
of heavy vehicle movements through the village.  

Larger speed trap warning signs should be considered so as to deter speeding through the village, 
along with an extension of the 20mph speed limit to cover the whole of the High Street. 

"I'm very concerned about really excessive speeding on Station Road, 60mph and above; 
the state of the pavements; the huge increase in the number of cars." 

"The traffic is my biggest concern, it's too fast." 

 

 
The results of the questionnaire showed strong support for alleviating the problems associated 
with traffic congestion, speeding and parking congestion in Langford. There is a strong wish to get 
parked cars off the streets and a desire to reduce pollution resulting from vehicle use and increase 
road safety. 

Residents views can be summarised as follows: 
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Unsurprisingly, reliance on cars 
is predominant. Any measures 

that can be taken to reduce this 
will be supported  



 Background Evidence Appendices Page 274 of 352 

1. Residents in new developments should have sufficient off-road parking to suit their needs. 
2. Restrict on-road parking at well-known ‘pinch’ points such as the school. 
3. Each new house should be provided with an electric vehicle charging point. 
4. Discourage stationery vehicles waiting with engines running. 
5. Help reduce HGVs using Langford as a through route when they have no business in the 

village. 
6. Encourage car sharing to Biggleswade and Arlesey railway stations without creating 

additional numbers of parked cars on streets at pick-up points (e.g., Cambridge Road). 
7. Further enforce statutory speed limits by the use of cameras or alternative traffic-calming 

measures, especially on Church Street, High Street and Cambridge Road. 
8. Encourage developers to constructively contribute to traffic calming schemes (as 

appropriate) within their plans. 
9. Examine the feasibility of implementing a one-way system through Station Road, High 

Street and Cambridge Road in order to establish a protected cycleway. 
10. Examine the feasibility of extending the 20mph zone right through the village. 
11. Work with CBC to better maintain road surfaces and replace with quiet road surfacing. 
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I.3.3 Policy TM3 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY TM3  

1 BE 106,236,237,243 

2 BE 107,217,243 

3 GOVERNMENT GUIDANCE ‘’THE PERMEABLE SURFACING 
OF FRONT GARDENS’’ 
https://www.gov.uk/government/publications/permeable-
surfacing-of-front-gardens-guidance 

 

4 Policy PD4.10  

5 BE91,239 
CBCCS: 4 

 

6 BE91,239 
CBCCS: 4 

 

 

There are very few residents who use bicycles for commuting, for example to railway stations, and 
many residents reported that the busy roads would make them feel unsafe on bicycles. There is an 
opportunity in the Plan to improve facilities for cyclists and taking advantage of the relatively flat 
landscape to promote the benefits of cycling. Selection of quotes: 

“We need cycle paths: there are none at the moment” 

“We need proper protected cycling routes for access to Biggleswade, Henlow and Arlesey”  

“I do not feel safe on the road. I came here from Germany where there are cycle paths” 
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 “Traffic has increased tremendously; lots of cars and 
HGVs going through the village and there seems to 
be lots more parked cars in the roads too - so am 
more nervous about cycling on the roads”. 

“Pavement routes near road and away from roads 
were overgrown so I fell into brambles and into the 
road”. 

“Better maintenance of the footpaths” 

 

 

 

 

 

Cyclists and motorists respecting each other, and the rule of the road (by Jordans Mill). 

 

Public Transport 

Public transport, especially bus services are felt to be inadequate in the Village but also the 
awareness of existing services appears to be low. Concerns were also raised about unreliable taxi 
services. 

“I am unaware of the bus stops, routes and timetables. I have a car and would not find the 
bus convenient” 

“Buses are infrequent and do not run in the evening” 



 Background Evidence Appendices Page 277 of 352 

“Buses do not come to Langford often and only go to a few destinations” 

“Buses do not meet with morning commuter trains” 

“Return buses from Biggleswade finish too early at 6:30pm to be of use” 

“Bus service fairly non-existent. I work in Letchworth there is no bus from Langford. No 
evening buses to Hitchin or Henlow so can't use buses for eating out or leisure. Couldn't get 
to local services (e.g., Dr) on bus. I'm glad I've got a car” 

“Better taxi services needed” 

“We have often found it difficult to book a taxi with the firms most local to us particularly 
at short notice so have ended up using a firm based in Shefford which obviously increases 
the cost” 

 

 

 

 

There is overwhelming criticism by the Langford community on the relatively poor bus service and 
lack of connectivity with trains. However, the Langford community aspires to address, support and 
work towards the following with appropriate stakeholders:  

22.2 25.2
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How would you rate the overall bus service? How would you rate the bus timetable?

%

Rating your bus service

Very poor Poor Good Very good

Very difficult
40%

Often 
difficult

28%

Usually easy
30%

Very easy
2%

If you use taxis, please comment on how easy 
it is to book one

Residents are clearly 
dissatisfied with availability 
of taxi services. 68% of 
respondents want better 
taxi services to and from 
Langford. 

 

64.5% of respondents are unhappy with infrequent bus 
services and limited destinations. 
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1. Improve the frequency, routes and reliability of bus services to Biggleswade and 
surrounding villages, including routes to the A1 Retail Park, medical centres and railway 
stations 

2. Actively promote and publicise bus timetables 
3. Promote car sharing schemes 
4. Promote taxi services in the village and taxi sharing 
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Never
42%

Last week
10%

Last month
11%

Last year
15%

Over a year 
ago
22%

When is the last time you travelled to and from 
Langford by bicycle?

58% of respondents stated 
that they have cycled to and 
from the village at some time. 
Better provision for cyclists 
and improved road safety 
would likely increase this 
percentage. 

An example of 
disregard for the law, 
and lack of respect for 
other road users. 
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The LNP provides an excellent opportunity to redress the balance between the use of private 
cars and the interests of cyclists and pedestrians - especially children, the elderly and the 
disabled. 

The Langford community aspires to support:  

1. The provision of clearly marked cycle lanes to the left of each major road in the village 
by white-lining and signposting. 

2. The provision of dedicated, sheltered, secure and strategically placed cycle racks for the 
use of the community, linked to any dedicated cycle tracks and public amenities. 

3. The development of dedicated cycle paths linking Langford with Biggleswade to the 
North and Henlow and Arlesey to the South. 

4. The promotion of supervised ‘bike trains’ to help children cycle safely to schools in 
Langford and Henlow. 

 

  

43.3

25.0
16.9 16.8 22.0 16.8

56.7 75.0 83.1 83.2 78.0 83.2

0.0
10.0
20.0
30.0
40.0
50.0
60.0
70.0
80.0
90.0

100.0

Pa
ve

m
en

ts
 fo

r
pe

de
st

ri
an

s

Pa
ve

m
en

ts
 fo

r p
us

h
ch

ai
rs

Pa
ve

m
en

ts
 fo

r m
ob

ili
ty

sc
oo

te
rs

 a
nd

/o
r

w
he

el
ch

ai
rs

Cy
cl

ew
ay

s

Ro
ad

s

O
n 

ro
ad

 p
ar

ki
ng

%

What do you think is the condition of roads and pavements in 
and around the village? Good Poor

A large majority of respondents 
are dissatisfied with the 
condition of pavements for 
pedestrians, pushchairs and 
mobility scooters 
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I.4 Planning and Development Objectives 

 

 

  

Objectives 

1. To preserve the character of Langford as a ribbon village with a unique inner `triangle’ 
feature, with appropriate local infrastructure and service provision. To set the design 
principles required to sustain the open character and feel of the village and protect the 
scenic landscapes within Langford for the benefit of visitors and residents. 

2. To conserve the essential landscape, heritage and rural character of the Langford Parish 
whilst promoting sustainable development within the village. 

3. To provide for a minimum number of new homes in line with national and local policy 
over the next 16 years, both for sale and for affordable housing for local people. 

4. To promote consistency with the Guidelines for New Development and the Landscape 
Management Guidelines contained within the current Landscape Character 
Assessments. 

5. To ensure that housing is located on the most sustainable sites that are accessible to 
local facilities, services and transport links. 

6. As far as possible to meet the expectations of local people, with high quality sustainable 
development, as was set out in consultation meetings and responses to the LNP 
Questionnaire. 

7. To contribute to sustainable development, flood risk assessments should be made on all 
sites, including those not covered by Environment Agency flood risk maps, as flooding 
may occur from non-maintained watercourses above the site in question. Surface water 
and ground water contributions should be included in such flood risk assessments. 

8. Existing housing and sites below those subject to new planning applications, should be 
included in flood risk assessments of new sites. 

9. To set out design specifications to ensure that new homes and streets are designed so 
that they complement and enhance existing buildings, minimising the impact on the 
surrounding countryside and existing residents. 
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The emerging CBC Local Plan has allocated land (HAS30 and HAS31) for approximately 137 new 
dwellings. However, since this, many more houses have been built on numerous other sites in the 
village. The map below indicates the developments since April 2016 (a date by which the annual 
7% growth of the village, suddenly increased to 26% or more per annum). 
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“We are currently being over-developed and the only winners from further development are 
the land-owners and construction companies. The current residents of Langford will be the 
ones that lose”. 

The Langford Neighbourhood Plan Steering Group (LNPSG) strongly feel that CBC should at least 
acknowledge that the village has seen an increase in excess of 69% since 2016 and that this 
expansion should be taken into account when deciding upon future planning applications. The 
emerging CBC Local Plan quotes a Government figure of an increase of 19.5% in the region for new 
housing – Langford comfortably exceeds this. The LNPSG also have significant concerns over the 
impact of lack of direct improvements to the environment, infrastructure, services and water 
management which significant increases in the population demand. 

It is anticipated that the number of new homes to be delivered over the Neighbourhood Plan 
period will provide a sufficient number of smaller homes to meet the local need. The housing need 
will be provided from the three sources set out below: 

 Current development sites 
 Commitments - new homes on the sites with an existing planning permission already 

committed for housing 
 Windfall sites - new homes on unallocated ‘windfall’ sites assessed to be potentially 

suitable for residential development 

 “We have had too much development in a short period. Langford does need a pause and 
future development should be minor”. 

“Langford has taken a hammering in terms of increase in the number of houses over the last 
four years. Perhaps there has been enough development for the time being”. 

Increased traffic, pollution. Development only focusing on number of houses with disregard 
for the impact on the community and existing infrastructure. Never seem to add to, or 
improve community facilities”. 

Since it is anticipated that further windfall sites will come forward over the duration of the LNP, it 
is deemed that no further sites need to be identified as part of this LNP. Should sites become 
available, along with applications for development in the future, these should be measured and 
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their merits judged against the policies within this LNP, particularly with reference to Policies 
PD3.1 and PD5.4. 

 

 
View from the river showing the Langford `Triangle’ 
 
 

 
Christmas lights on a new house in Mayflower Lane 
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I.4.1 Policy PD1 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY PD1  

1 APPENDIX E  

2 APPENDIX E  

3 APPENDIX E  
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I.4.2 Policy PD2 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY PD2  

1 BE 
CBCCS: 4 

218,222,226 

2 NPPF 2019  
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I.4.3 Policy PD3 
CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLIC
Y 

NUM
BER 

DOCUMENT PAGE 
NUMBE

R 

 POLICY PD3  

1 DESIGN GUIDE 
https://www.centralbedfordshire.gov.uk/info/44/planning/442/design_guid
e_and_urban_design/2  
APPENDIX G 

 

 CS 61 

2 CS 
CBCCS: 4 

11,53,57 

3 CS 
CBCCS: 3,4 

50,51,53 

4 APPENDIX E  

5 APPENDIX F  

 CS 61 

 CBCCS: 4  

6 NPPF  

 EA – RURAL SUSTAINABLE DRAINAGE SYSTEMS 
https://www.gov.uk/government/publications/rural-sustainable-drainage-
systems 

 

 DoE – SUSTAINABLE DRAINAGE SYSTEMS 
https://www.local.gov.uk/topics/severe-weather/flooding/sustainable-
drainage-systems 

 

 WATER FRAMEWORK DIRECTIVE 
https://assets.publishing.service.gov.uk/government/uploads/system/uploa
ds/attachment_data/file/307788/river-basin-planning-standards.pdf 

 

 CBCCS: 3  

7 APPENDIX F  
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 CS 61 

8 APPENDIX F  

9 BE 106,231,
236-
238,253 

 CS 54 

10 CBC DESIGN GUIDE 
https://www.centralbedfordshire.gov.uk/info/44/planning/442/design_guid
e_and_urban_design/2 
APPENDIX F DESIGN CODES  
PARKING STRATEGY 
https://www.centralbedfordshire.gov.uk/info/55/transport_roads_and_park
ing/596/transport_strategy 

 

11 CS 46-48 

12 HOME OFFICE DOCUMENT – CREATING SUSTAINABLE COMMUNITIES SAFER 
PLACES 

 POLICE DOCUMENT: SECURED BY DESIGN 
https://www.securedbydesign.com/ 

 

13 CBC DESIGN GUIDE  

 

Background Evidence Appendix F contains a summative Design Codes report which incorporates 
the views of Langford residents gathered in November 2019. 

The guidelines in this report are built upon two foundations:  
• The principles of good design and planning, as advised by AECOM’s specialists and based on 

widely-accepted good practice;  
• and local perceptions of what good design means in Langford.  

Local perception of good design and not so successful design was collected through a digital 
platform where local people could give their input. This built up a set of inputs on an online map, 
and a downloadable online resource of information and opinion on the place, its strengths and 
weaknesses, and identifies what should be done in the eyes of the local community- who better in 
this case knows Langford! 

The three questions asked through this survey were: 
• What do you like about Langford? (green on the map) 
• What do you dislike about Langford? (red on the map) 
• What needs to be changed or improved? (amber on the map) 
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The gathered evidence reflects the overall point of view of local residents regarding issues of 
concern, things they appreciate as assets and things that would benefit from some intervention.  

The results of this process correlate well with findings of the LNP Questionnaire (see Appendix H) 
and other consultation mechanisms.  

In essence, the majority of negative comments concerning the village are based around those 
areas associated with the design of new developments and their impact on the community, safety, 
environment (including key views) and infrastructure. Positive comments included the value of 
existing green spaces and facilities within them, along with the existence of views towards the 
countryside. Areas identified for improvement included roadside parking; conflict between 
vehicles and cycles, pedestrian crossings; blocked drains; local surgery capacity; speeding traffic 
when entering the village; SUDs management and the segregation of affordable housing types 
from the rest of the community. 

Applications for new developments are therefore expected to respect the rural landscape 
character and the setting of Langford. In particular, by conserving the open countryside in and 
around the village area and the key views and vistas. Development proposals should have regard 
to key views and vistas and should be designed to minimise the effect on the existing landscape 
character and long-distance views across the Parish, or on attractive outlooks from within the 
building envelope. 

Applicants should maintain the character of the built environment by ensuring that the scale and 
height of new buildings are proportionate to their surroundings and that attractive features and 
boundary walls, fences, trees, hedges, and green space are retained to ensure that new 
developments blend in with the landscape. Native species should be used for hedges and tree 
planting. 

Community safety is a recurring theme throughout this LNP and is referred to in its policies. In this 
context, permeability is probably the biggest area of conflict in respect of residential layouts. 
Crime Prevention through Environmental Design (CPTED) is an international crime prevention 
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strategy that recognises that the layout and design of the built environment can create or reduce 
opportunities for criminal behaviour and disorder. In very basic terms, it includes:  

• controlling space so that users of an area develop a sense of ownership over it and other 
people are deterred from entering (defensible space), and  

• limiting access and creating a perception of risk to the offender (defensible space), and  
• making the most of natural visibility or observation.                     (Police CPI)  

Secured by Design is a national police initiative intended to promote crime prevention through 
environmental design. The relevant extract from Secured by Design (SBD) states: 

‘Developments that enhance the passive surveillance of the street by residents within their 
homes and high levels of street activity are desirable as they have both been proven to 
influence the behaviour of the criminal, but they are no guarantee of lower crime, which 
evidence proves is achieved primarily through the control and limitation of permeability.’  

SBD further states:  

‘A review of available research in this area concluded that: “Neighbourhood permeability… 
is one of the community level design features most reliably linked to crime rates, and the 
connections operate consistently in the same direction across studies: more permeability, 
more crime’.  

Consistent with this, and following the scrutiny of significant crime pattern analysis evidence, the 
local authorities in Bedfordshire agreed to the following:  

‘It is usually desirable to avoid through-routes in new housing areas’. Further to this; 
‘where through routes are unavoidable, they should be kept to a minimum’.  

This was documented in the Bedfordshire Community Safety Supplementary Planning Guide.  

“The current planning trend (often referred to as New Urbanism) favours permeable perimeter 
block layouts, which intentionally maximise permeability. They are usually needlessly circulatory 
beyond what might be required to make provision for reasonable circulation on the one hand, and 
community safety on the other, with no attempt having been made to try and balance the 
competing demands.  Permeability is seen as being inherently ‘good’, and with no downside. 
However, there is considerable empirical data available from within this force area to evidence the 
correlation between crime/ASB, and permeability; this can be made available if requested. The 
Central Bedfordshire Council (CBC) Design Guide appears to unambiguously promote SBD 
principles in respect of environmental design, and this is in itself inconsistent with many of the 
layouts currently being built in the district. “(Bedfordshire Police) 

The National Planning Policy Framework (NPPF) states: 

“127. Planning policies and decisions should ensure that developments:  

f)  create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community 
cohesion and resilience. “ 
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Bedfordshire Police frequently object to many housing applications in the district, as they 
substantially conflict with SBD, the NPPF, county-wide agreements between the force and the 
Local Planning authorities, and the CBC Design Guide. 

The following Policy is based upon the `Building for Life 12’ guidelines and the National Design 
Guide (October 2019). Building for Life 12 seeks to provide, through Its questions, a structure for 
discussions between local communities, the Local Planning authority, the developer and other 
stakeholders, to ensure that the design of new homes and their neighbourhood are as attractive, 
functional and sustainable as possible. This Policy also includes a thirteenth strand – Permeability. 

New housing development in the Neighbourhood Plan Area must be of a high quality. The design 
and density should seek to reflect and distinguish the attractive characteristics of Langford Parish. 
In general, dwellings within a scheme should have gardens, off street parking, be energy efficient 
and contain elements of resource conservation. 

The consultation process highlighted very strongly that small developments are favoured by the 
community. Normally, only small-scale developments (up to ten units) should be considered, 
unless larger schemes can show significant, measurable and direct benefit to the Langford 
community. 

Car Parking 

All new developments within the Langford Parish are required to provide parking within their site 
boundary, or nearby, off the public highway. This is to meet the expected demand of the 
development, without requiring the use of public roads as overflow parking. The minimum car 
parking standards are set out in the Central Bedfordshire Council’s Design Guide and Parking 
Strategy and Design Guide. There is an expectation that these parking standards will be met, or 
exceeded.  

The following minimum parking standards apply to all residential developments, including 
affordable housing: 

Dwelling types Allocated car parking space 
Studio apartments and  1 per unit +1 per 4 units 
One-bedroom units 1 per unit +1 per 4 units 
Two-bedroom unit 2 per unit +1 per 4 units 
Three-bedroom unit 3 per unit +1 per 4 units 
Four (or more) bedroom unit 4 per unit +1 per 4 units 
Retirement or sheltered unit 1 per unit +1 per 4 units 

The `+1 per 4 units’ allocation is appropriate additional provision in all new developments which 
must be made for visitors (including disabled visitors), maintenance and delivery vehicles to park 
safely off-road for the duration of their visit. 

  

 (including disabled visitors), maintenance and delivery  
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I.4.4 Policy PD4 

CS CONSULTATION STATEMENT 
BE BACKGROUND EVIDENCE APPENDICES 
BCS BASIC CONDITIONS STATEMENT 
CBCSP APPENDIX J: CBC SUSTAINABILITY PLAN 2020-2030 
CBCCS APPENDIX K: CBC CLIMATE CHANGE STRATEGY 
 

POLICY 
NUMBER 

DOCUMENT PAGE NUMBER 

 POLICY PD4  

1 NPPF DM4  

2 NPPF DM4  

3 NPPF DM4  

4 BE 255 

 CS 42 

 CBCCS: 4  

5 APPENDIX F  

6 APPENDIX F  

 

Development Scope and Housing Density 

Policy PD4 sets out: 

1 The norm for the siting of new developments and the criteria for exceptions; 
2 The norm for the size of new developments and the criteria for exceptions; 
3 The requirement to demonstrate adherence to other LNP Policies; 
4 The housing mix in new developments; 
5 The safety aspects of access; 
6 The maximum housing density. 

“The existing boundaries of the built-up part of the village should not be extended. Future 
development should be limited to small scale infilling with due regard given to avoiding 
creating a `Rabbit Warren’”. 

“No areas should be available for additional development unless these are for a small 
number of dwellings. There are already too many houses in the village which is now being 
spoilt”. 

 

Surface water risk to identified sites  

The potential sites identified in Map 3 Cambridge Rd, land east of Station Road, and 1a Jubilee 
Lane, land west of Church Street, land r/o 5-7 Church Street, Land west of Langford Road and Land 
off Church Street all border existing surface water flow paths or watercourses. The risk of flooding 
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to these sites should be fully assessed and a proposal to manage this (without increasing risk to 
others) demonstrated for consideration. The proposed sites Cambridge Rd, land east of Station 
Rd., and 1a Jubilee Lane are at the top of the flow paths and offer opportunity to intercept and 
store flood flows to reduce the impact of flooding in the lower catchment from surface water. The 
surface water management of existing flows should be prioritised as a key design principle of 
these sites, in addition to the use of SUDS to offset the run off generated by the development. This 
will provide betterment for the lower catchment.  

Size of development 

The consultation process highlighted very strongly that small developments (up to ten dwellings) 
are favoured by the community. The consultation also highlighted a housing mix of up to 4 
bedrooms and includes affordable and retirement dwellings. As such, applications for small 
developments that define a complementary housing mix should be supported within this context. 
This does not exclude proposals for larger developments (more than 10 dwellings) however, these 
should only be considered if there is a direct benefit to the Langford community and the policies 
within this LNP are met.  

Housing density 

The Langford Neighbourhood Plan Design Codes summary (Appendix H) indicates that the majority 
of Langford has a medium housing density (10 to 35dph), mainly consisting of semi-detached 
houses and small detached houses. Generally, houses at this density have fairly large front and 
back gardens with a linear arrangement allowing the dwellings to be placed close to each other. 

The lowest densities in Langford (up to 10dph) can be found at the edges of the village defined by 
detached houses on large plots. The dwellings are arranged more loosely and offer greater levels 
of privacy. They usually benefit from generous front and back gardens and have multiple parking 
spaces within their plots. 

The highest densities in the village (above 35dph) can be found near the centre and in more recent 
developments. In the village centre, these dwellings consist mostly of semi-detached and terraced 
housing. These dwellings are situated on smaller plots and grouped closely together giving a 
higher density. In more recent developments, there is a move towards higher densities, poor 
public realm, monotonous streetscapes, poor choice of materials, permeability, overshadowing 
and the like. These are not in keeping with the general character of Langford.  

In the case of any new developments, density should be appropriate to the location, responding to 
the character of existing settlements areas. It is important that in future developments, the rural 
character of the village is preserved. Due to this rural nature of the village, anything over 30dph is 
comparatively high, therefore future development will need to take this figure into consideration 
as something not ideal for a rural context. 
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Monotonous streetscape due to poor choice of rendering materials and surface treatment, Langford 
 

 
Poor public realm treatment, overuse of red brick, high density, Langford 
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Appendix J: CBC Sustainability Plan  
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Appendix K: CBC Climate Change Strategy 
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