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FOREWORD
Thank you for taking the time to read Sutton’s Neighbourhood Plan.
In 2011, the Localism Act introduced a new opportunity for local communities to shape their
future as part of the planning system. Neighbourhood Plans can be produced by Parish Councils
and once they have gone through all the required steps and processes, they become part of the
statutory development plan for the area. This means that any planning applications will have to
take account of policies contained within the Sutton Neighbourhood Plan and planning
applications will need to be determined in accordance with the statutory development plan,
unless material considerations indicate otherwise. This Plan provides local people with a say on
how land use and buildings can develop over time, such as protecting open spaces and improving
local character.
Sutton Parish Council recognised that up to 2035, there will be significant development in the
Oxford – Cambridge Arc and throughout Central Bedfordshire. The parish council wanted to give
local people the opportunity to have their say and to influence how Sutton will develop, taking
into account these broader plans. The Parish Council decided to embark on producing a
Neighbourhood Plan for Sutton and was successful in gaining a grant from the Government to
enable a plan to be produced. Based upon the feedback of parishioners, the plan seeks to
influence development, enhance local services and facilities, retain the rural nature of the parish
and recognise the historical character of the area.
This Plan has been compiled by a Neighbourhood Plan steering group including parish council
members and community volunteers. Additional help has been given by Central Bedfordshire
Council officers and Bedfordshire Rural Communities Charity. Input from residents, organisations
and businesses in the parish has been central to the process.
The Sutton Neighbourhood Plan reflects community-wide comments, observations and concerns
about its future, combining them with census data, strategic and statistical information into a
plan which seeks to make Sutton an even better place to live and work, both now and for future
generations.

Darren Brooker
Chair, Sutton Neighbourhood Plan Steering Committee
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1.

Introduction

1.1.

Sutton (Bedfordshire)
The first written record of Sutton is its listing in the Domesday Book. Sutton was a
settlement, spelled ‘Sudtone’ and ‘Suttone’, in the hundred of Weneslawe and the county
of Bedfordshire. Sutton had a recorded population of 20 households in 1086, and is listed
under 11 owners in the Domesday Book including: Alwin the reeve, Eudo the steward and
Countess Judith (niece of William the Conqueror and whose daughter married David King
of Scotland). The name Sutton is thought to mean ‘South Farm’ or ‘South Settlement’.
Today, in 2020, Sutton (Bedfordshire) is a rural parish in the very east of Central
Bedfordshire, close to the borders with Cambridgeshire and Hertfordshire. Sutton has
one main settlement, which is linear in nature. Sutton village is surrounded by attractive
countryside with several farms spread across the parish. It is a rural village with a mix of
building ages and styles, with a conservation area at the centre of the village which
includes the stunning 13th century packhorse bridge and adjacent ford.
The Central Bedfordshire Council Local Plan 2015-2035 defines Sutton as a Small Village
within their Settlement Hierarchy.
Sutton is particularly blessed with its natural environment; it has a good and abundant
variety of wildlife, dark skies and exceptional tranquillity.
There are currently approximately 125 dwellings in Sutton (with granted permission as at
1st January 2020 for a further 16 dwellings yet to be completed). The parish has a
population of around 250, including children, with the majority living within the village
itself.
Data from the 2011 Census (which is combined with Eyeworth parish), indicates that there
are fewer than the average number of children in the parish at 17% (compared with 21.4%
for England), with a significantly higher than average population of people aged 65 or over
at 22.2% (compared with 16.4% for England). 61% of people aged 16 or over are married,
compared to 46.6% for England as a whole.
The parish has a few amenities, which includes the ancient parish church, a village hall, a
pub/restaurant, a farm shop/café (outside of the village), a riding school and a golf club.
There is a lower school within the village and an independent day school outside of the
main village.
There is a strong sense of community within the parish, with many events held throughout
the year, including the annual flower festival and popular duck race.

1.2.

What is a Neighbourhood Plan?
A Neighbourhood Plan is a community-led planning framework for guiding the future
development, regeneration and conservation of an area. It is about the use and
development of land and contains a vision, aims, planning policies, proposals for
improving the area or providing new facilities, or allocation of key sites for specific kinds
of development.
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When made (adopted), neighbourhood plans become part of the statutory development
plan for the area. Such plans have legal weight and have to be used to help determine
planning applications for the area.
Sutton (Bedfordshire) parish became a designated neighbourhood area on the
8th August 2018, allowing the Parish Council to produce a Neighbourhood Plan. The
neighbourhood area is the parish boundary and is shown in Plan A below.
1.3.

Why should Sutton have a Neighbourhood Plan?
The four purposes for which Sutton Parish Council took on the challenge of producing a
Neighbourhood Plan were to ensure that:
•
•
•
•

there is a clear plan for the evolution of the parish, including sustainable growth
proportionate to the area;
new development is sympathetic to the parish;
that any benefits arising from new development built in the parish are guided to
be of maximum advantage to current and future residents;
the special character, landscape, heritage and tranquillity of the parish are
highlighted and protected for the future.

This Neighbourhood Plan runs from April 2020 to April 2035, this period has been chosen
to align with the emerging Central Bedfordshire Council Local Plan which runs until 2035.
The making of this Neighbourhood Plan:
•
•

•

enabled our community to identify projects and proposals that it would like to see
delivered in the coming years;
will increase the proportion of Central Bedfordshire Council’s Community
Infrastructure Levy (CIL) paid by developers to the Parish Council from 15% to 25%
to help deliver some of those projects when CIL comes into force in Central
Bedfordshire and;
adds local detail to the Central Bedfordshire Local Plan to help protect what
residents cherish about Sutton.
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Plan A: Sutton Neighbourhood Plan Area
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2.

Planning Context

2.1.

Basic Conditions
Neighbourhood Plans must meet a set of Basic Conditions, these include:

2.2.

•

having regard to national policies and advice contained in guidance issued by the
Secretary of State;

•

contribute to the achievement of sustainable development;

•

be in general conformity with the strategic policies contained in the development
plan for the area (or any part of that area);

•

be compliant and compatible with EU obligations;

•

be compliant and compatible with Human Rights obligations;

•

be compliant and compatible with the requirements of Chapter 8 of Part 6 of the
Conservation of Habitats and Species Regulations 2017.

National Planning Policy
The National Planning Policy Framework (NPPF) sets out policies on land use matters and
is the overarching planning document for the whole country. It aims to achieve
sustainable development through three dimensions of the planning system: economic,
social and environmental. It requires that Local Plans produced by local authorities, such
as Central Bedfordshire Council (CBC) conform to the guidance set out in the NPPF and
that Neighbourhood Plans are in general conformity with the strategic policies of the local
plan for the area. Accordingly, Neighbourhood Plans are a planning tool for parish councils
to guide new building and interpret planning policy locally.
National Planning Practice Guidance published in February 2019 provides advice on the
neighbourhood planning system introduced by the Localism Act including key stages, the
process and decisions. Neighbourhood Plans can pass examination stage prior to adoption
of the local authority’s local plan.

2.3.

Sustainable Development
The Neighbourhood Plan must contribute to the achievement of sustainable
development. The NPPF states that pursuing sustainable development includes making it
easier to create jobs in villages, to promote gains in biodiversity, to achieve better quality
design, to improve people’s quality of life, and to provide a wider choice of high-quality
homes. Therefore, the aims, policies and proposals of the Neighbourhood Plan should be
assessed against their ability to achieve sustainable development. Wherever possible the
Neighbourhood Plan should actively promote the achievement of sustainable
development.
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2.4.

Local Planning Documents
The Central Bedfordshire Council Development Plan for the north of the Central
Bedfordshire area (former Mid Bedfordshire Council area) currently consists of the Core
Strategy and Development Management Policies Development Plan Document 2009 and
the Site Allocations Development Plan Document 2011. Central Bedfordshire Council is
undertaking a new Local Plan up to 2035, which was submitted for Examination in April
2018. This emerging Local Plan includes new policies for development management as
well as allocating sites for new housing and employment development. The emerging
Central Bedfordshire Local Plan 2015-2035 has an allocation, known as HAS48, for 24
dwellings at land adjacent to Millennium Wood at High Street, Sutton.
The Settlement Capacity Initial Study (July 2017) carried out as part of the emerging Local
Plan’s evidence base did not include Sutton. The Study did not assess all Central
Bedfordshire’s Settlements, but instead investigated only those settlements with at least
a basic range of services or facilities which might make them suitable for accommodating
development growth. On this basis Sutton was excluded as it has very limited services and
facilities.
The Sutton Neighbourhood Plan has been drafted to be in general conformity with the
emerging Central Bedfordshire Council Local Plan 2015-2035 which is at an advanced
stage. The direction of the policies in the emerging Local Plan has been taken into account
in the drafting of this Neighbourhood Plan.

2.5.

EU Obligations
Even though the UK has left the EU, neighbourhood plans must comply with the relevant
EU obligations that have been incorporated into UK law, including:
•

Directive 2001/42/EC on the assessment of the effects of certain plans and
programmes on the environment (often referred to as the Strategic Environmental
Assessment (SEA) Directive). This seeks to provide a high level of protection of the
environment by integrating environmental considerations into the process of
preparing plans and programmes.

•

Directive 2011/92/EU on the assessment of the effects of certain public and
private projects on the environment (often referred to as the Environmental
Impact Assessment (EIA) Directive). Environmental Impact Assessment is a
procedure to be followed for certain types of proposed development. This is to
ensure that decisions are made in full knowledge of any likely significant effects on
the environment and that the public are given early and effective opportunities to
participate in the decision-making procedures.

•

Directive 92/43/EEC on the conservation of natural habitats and of wild fauna and
flora and Directive 2009/147/EC on the conservation of wild birds (often referred
to as the Habitats and Wild Birds Directives respectively). These aim to protect and
improve Europe’s most important habitats and species.

•

Other European directives, such as the Waste Framework Directive (2008/98/EC),
Air Quality Directive (2008/50/EC) or the Water Framework Directive
(2000/60/EC) may apply in particular circumstances.
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3.

Community Involvement

3.1.

General
Full details of the community involvement throughout the development of the
Neighbourhood Plan are set out in the Consultation Report.
The process began as a result of concern about the scale of developments in neighbouring
parishes, as well as the preparation of the Central Bedfordshire Council Local Plan; there
was concern that the needs of Sutton parish would be overlooked. An open meeting was
held on 21st June 2018 to establish whether there was support to create a Neighbourhood
Plan for Sutton. A manned display was held at the Sutton Flower Festival event on the
weekend of 30th June/1st July 2018 to get further feedback from residents and visitors
alike, this included a mini-questionnaire.
Sutton Parish Council formally agreed to the preparation of a Neighbourhood Plan on 9th
July 2018. A steering group, which included residents and parish councillors, was
established in August 2018.
A robust programme of community engagement and proportionate evidence base has
helped to make sure that the Neighbourhood Plan is based on a proper understanding of
the area and of the views, aspirations, wants and needs of local people.
On 16th August 2018 an open brain storming event was held, which was well attended by
parishioners. The output of this event, along with the results of the mini-questionnaire,
were used to prepare a draft vision statement and to shape the focus areas and aims for
the Sutton Neighbourhood Plan.
The steering committee met monthly and provided both a written and verbal update at
each parish council meeting.
It was considered very important to involve the community as much as possible in the
process and ensure that everyone in the community had the opportunity to have their
say. Before all events, and at key stages, leaflets were hand delivered to every household
in the parish. A website was established www.suttonneighbourhoodplan.uk, along with
a Facebook page; regular updates on progress and notification of forthcoming events
were also published on these.
Several further communications and consultations were held throughout the process of
developing this plan. These are set out in the Consultation Report.

3.2.

Housing Needs Survey
Bedfordshire Rural Communities Charity (BRCC) was commissioned to carry out a housing
needs survey in January/February 2019 to identify the housing needs of local people over
the next 10 years. We received 48 responses from around 123 distributed, a return rate
of around 39%. This is a really good response rate for a housing needs survey (typical
return rate is 20-25%). A redacted (to protect confidentiality) version of the final report
from BRCC was published on the web site.
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3.3.

Green Infrastructure Plan
Bedfordshire Rural Communities Charity (BRCC) was commissioned to prepare a Green
Infrastructure (GI) Plan during February/March 2019. The preparation of the Green
Infrastructure Plan followed a tried and tested methodology, including three consultation
events. Attendance at the three consultation events totalled 69. The methodology is
described further in the Green Infrastructure Plan document itself.

3.4.

General Questionnaire
The General Questionnaire (as set out in the Consultation Report) included topics
identified from both the brain storming session and the mini-questionnaire carried out at
the Sutton Flower Festival in 2018.
Printed questionnaires were hand delivered to all residents within the parish (including to
older children where possible), as well as the two schools, allotment holders and local
businesses. The questionnaire was also made available online and advertised on both our
Facebook page and our website. The questionnaire was open from Saturday 2nd March
2019 to Sunday 31st March 2019. We received 126 responses from approximately 123
homes in the parish, with 232 registered electors, giving us an approximate response rate
of 53% which was excellent (though this may include people who are not registered
electors within the parish).
A copy of the General Questionnaire was also sent to all non-resident land owners within
the parish (insofar as these could be traced). Two additional responses were subsequently
received from non-resident land owners.

3.5.

Visitors Questionnaire
An attended display was provided at the annual Sutton Flower Festival and Duck Race on
Saturday 29th and Sunday 30th June 2019 to update residents and visitors alike on the
progress of both the Sutton Neighbourhood Plan and the Green Infrastructure Plan. At
this event visitors (but not those who identified as residents of Sutton) were asked to
complete a short Visitors’ Questionnaire (as set out in the Consultation Report). Thirty-six
responses were received.

3.6.

Consultation on Draft Aims
In November 2019 an open event was held in Sutton Village Hall which was attended by
23 people. The purpose of the event was to: update people on progress; share the
completed green infrastructure plan, share the results of the questionnaires and to
consult on the draft aims which had been formulated based upon the evidence gathered
to date. The draft aims were very well supported with 100% of respondents either
agreeing or strongly agreeing with the draft aims. A few improvements were suggested
which resulted in some minor changes to the text of the final set of aims which were
subsequently approved by the Steering Committee.

3.7.

Feedback and Other Ideas
During the community engagement activities several ideas for local improvements were
suggested which cannot be progressed through formal planning policies. These have been
included in section 13.
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3.8.

Regulation 14 Consultation on the Draft Sutton Neighbourhood Plan
The Regulation 14 consultation ran from Monday 24th August 2020 to Monday 19th
October 2020 for a period of 8 weeks. The arrangements for consultation were covid-safe
and agreed in advance by Central Bedfordshire Council. The agreed Engagement Strategy
can be found as an appendix to the Consultation Report.
The draft neighbourhood plan was publicised to everyone who lives, works or runs a
business in the area, plus Central Bedfordshire Council, the list of statutory consultees,
adjacent town/parish councils and local authorities, landowners, local businesses, local
organisations and everyone who has previously been involved. The publicity included
details of the proposed plan, where and when it could be viewed, how to make comments
and by what date. This was mainly carried out by email and by door-to-door leaflet drop
to all households within the parish.
Individual letters were sent to the registered landowners of the proposed Local Green
Spaces and potentially affected landowners to notify them that their land may be affected
by policies contained within the Draft Plan.
The documents consulted upon as part of the Regulation 14 consultation were:
•

Draft Sutton Neighbourhood Plan v2.0

•

Sutton Design Codes (dated 11th May 2020)

•

Sutton Parish Green Infrastructure Plan (dated 8th November 2019)

•

Background Evidence Report – Part 1 (Introduction and General Information) v1.0

•

Background Evidence Report – Part 2 (Natural Environment) v1.0

•

Background Evidence Report – Part 3 (Developed Environment) v1.0

•

Consultation Report v1.0

The website was updated to make the ‘Regulation 14 mini-site’ live, this included all of
the documents being consulted upon, a link to the online survey, a copy of the paper
feedback form, all the plans/maps and details of how to respond. News articles and an
open consultation banner were added to the website home page.
The consultation was advertised on Facebook, parish and other noticeboards, feedback
forms were delivered to every house/business in Sutton.
Three drop-in sessions were held on the 30th August 2020 from 2pm to 8pm, the 31st
August 2020 from 10 am to 6pm and 11th October 2020 from 12noon until 4pm. There
was a total of 22 visitors across these sessions.
As a result of the consultation on the draft neighbourhood plan 27 online surveys, 8 paper
surveys, 1 emailed survey and 8 written responses (total 44 responses) were received.
The wildlife survey came to an end in September and the final report was provided on the
15th November 2020.
The Background Evidence Report – Part 2 (The Natural
Environment) was updated to reflect the latest information.
Sutton Neighbourhood Plan - Made (Final) Version
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The Neighbourhood Plan document, Green Infrastructure Plan, Background Evidence
Reports (Parts 2 and 3) and the Consultation Report were updated, as a result of the
Regulation 14 feedback.
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4.

Vision and Aims
When work began on the Neighbourhood Plan, a number of events were held. The aim of
these was to establish whether there was support for the production of a Neighbourhood
Plan and to establish the provisional aims. Initial information gathered enabled us to focus
our evidence gathering, to formulate a draft vision statement and prepare a general
questionnaire.
The draft vision and the draft aims were derived from, and later refined based upon, the
input gathered during the community consultation activities which took place in 2018 and
2019, details of these are set out in section 3 and the accompanying Consultation Report.
94% of respondents to the General Questionnaire agreed or strongly agreed with the draft
vision for Sutton Neighbourhood Plan which had been prepared by the Sutton
Neighbourhood Plan Steering Committee based upon feedback from earlier consultation
events held in the parish.

Sutton Neighbourhood Plan Vision
Sutton parish (Bedfordshire) will maintain its character and rural identity;
it will protect and enhance its heritage and natural environment whilst
offering its residents suitable and affordable housing as well as
encouraging sustainable local businesses to thrive within its area. Sutton
parish will value its tranquil and recreational setting. Parishioners of all
ages will feel safe, be proud to live in Sutton and will be able to live a
sustainable, healthy and active lifestyle.

4.1.

Sutton Neighbourhood Plan Aims
The Sutton Neighbourhood Plan aims were drafted based upon the Vision, feedback from
the initial brain storming event and the General Questionnaire results.
The draft set of aims were then reviewed and refined at the public meeting held on 19 th
November 2019. This resulted in the following aims for the Sutton Neighbourhood Plan:

Sutton Neighbourhood Plan Aims
A. To protect the rural, tranquil and recreational character of Sutton parish,
conserving and enhancing the attractiveness of the countryside, the
landscape and biodiversity.
B. To maintain countryside gaps between Sutton and the surrounding towns
and villages to prevent coalescence between settlements and ensure that
the village remains a small and discreet rural settlement.
continued..
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C. To reinforce the rural character and local distinctiveness by retaining,
expanding and enhancing hedgerows, trees, woodlands, watercourses,
ditches and key views within Sutton.
D. To preserve and enhance Sutton’s extensive natural and ecological
environments, ensuring that habitats are protected and enhanced.
E. To preserve, and where practical enhance, Sutton’s dark skies, natural
resources and exposed geology.
F. To recognise the importance of green spaces; to protect and enhance the
existing green spaces, to improve access to green spaces and to designate
new green spaces for wildlife, residents and visitors of all ages to enjoy.
G. To improve, extend and enhance the safety, quality and connectivity of the
rights of way network for walking, horse-riding and cycling within the
parish and into adjoining parishes.
H. To preserve and enhance the rich heritage and character of the parish,
including the ford, packhorse bridge, John O’Gaunt’s Hill, Church of All
Saints, the conservation area, listed buildings and their settings, and the
historical landscape.
I.

To retain and enhance the existing important community assets, and
provide new community assets, sympathetic to the scale, character and
rural nature of the parish.

J. To provide and improve facilities for people of all ages.
K. To support a mix of housing, in accordance with the findings of the Housing
Needs Survey, based on current and future demographic trends, market
trends and the needs of different groups in the parish.
L. To ensure that any developments are small scale, well designed, are of the
highest quality, positively contribute to or improve the local infrastructure
and reflect the local and rural character of the parish.
M. To support small scale local businesses and ensure the impact of new
business development is sustainable, and in keeping with the rural and
agricultural character of the area.
N. To support opportunities for reducing the speed and volume of motorised
traffic, as well as improving the parking arrangements in Sutton Village.
O. To minimise and mitigate any negative impacts of development affecting
Sutton parish.
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5.

Sustainable Development Principles for Sutton
Sutton is a rural parish in Central Bedfordshire, with a small, historic village near the centre
of the parish. As of January 2020, there were approximately 125 dwellings within the
parish, most of these within the confines of the small linear village. The village is
surrounded by open countryside and the grade 1 and grade 2 agricultural soils found
through much of the parish, along with the extensive network of water-courses, natural
springs and ponds, supports highly productive arable farmland and a wide variety of
wildlife.
This neighbourhood plan enables growth and considers sustainability as the basic
conditions require.
Reflecting the National Planning Policy Framework (NPPF) and the consideration of
locations for new housing development by Central Bedfordshire Council (CBC) through the
emerging Local Plan, there are three over-arching (Development Principles) principles to
ensure that new development is sustainable:
•

achieves high design and environmental standards;

•

reflects local preferences in terms of location; and,

•

supports and enhances the natural environment of Sutton.

Sutton parish has a distinctive rural character and the small village at the centre of the
parish is not a particularly sustainable location for new development due to its location
remote from amenities and lack of public transport options. Any new development should
be small scale and protect, reflect and enhance the rural character of the village. There is
a need for development to contribute to the quality of life for residents, including healthy
lifestyles, access to local services, green open spaces, safe places for active play, and to be
accessible by walking and cycling.
It is generally accepted that new development is necessary but there is a strong feeling
that this should meet the needs of local people - existing and future generations, applying
the principles of sustainable development to reflect environmental, economic and social
needs. The policies reflect the issues facing the Parish, the Vision and the Aims.
For Sutton, the meaning of sustainable development is set out below.

Red Admiral Butterfly
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Sustainable Development Principles for Sutton
Sustainable development for Sutton means that development should be:
•

At an appropriate scale for the parish and in locations where it supports the
community;

•

Of a high standard of design, reflecting the character of the surroundings;

•

Contributing towards community infrastructure and supporting community
cohesion;

•

Providing support for home-working and home-based businesses, including the
provision of ultrafast (fibre-optic) broadband connections;

•

Meeting the latest construction, energy efficiency and water management
standards;

•

Providing support for sustainable transport opportunities, including walking,
cycling and electric vehicles.

The following adverse impacts must be avoided or, where justified, mitigated:
•

The loss of or damage to wildlife habitats and hedgerows and trees;

•

The loss of or damage to tranquillity;

•

The loss or inappropriate diversion of public rights of ways;

•

The loss or damage to heritage assets;

•

Avoidable intrusion into open countryside;

•

A loss of amenity for existing residential properties and reduced efficiency for
nearby businesses;

•

Overloading existing utilities and services (electricity, water, drainage, sewage
and waste).

Farming in Sutton
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6.

Rural Character and Natural Environment
Consultation on the Neighbourhood Plan and Green Infrastructure Plan highlighted the
importance that both local people and leisure visitors place on the landscape, natural
environment and biodiversity within the parish.

6.1.

Landscape
Sutton sits at the edge of the Greensand Ridge area, an elevated landscape that forms the
eastern most part of a long ridge. There is a varied landscape pattern with open heathland,
arable cropping, plantation and deciduous woodland. Sutton is bordered to the east by a
valley with an elevated ridge with some expansive views and enclosed lower slopes. The
land is mostly used for intensive arable cropping. To the west is Biggleswade Common
and the RSPB reserve at Sandy Heath. The north of Sutton parish, including Sutton Park
(the former manor house and historical parkland of John of Gaunt and the Burgoyne
family) is retained as attractive parkland in the form of two golf courses, with many
mature trees.
The Central Bedfordshire Landscape Character Assessment (2015) identifies that the
parish falls into three different landscape areas:
•
•
•

Cockayne Hatley Clay Farmland character area;
Dunton Clay Vale; and
Everton Heath Greensand Ridge.

A plan showing how these areas apply to Sutton is attached at Appendix K.
The respective landscape strategies for these areas include:
•

•
•

conserve the unified rural landscape with its small village, historic landscape
features, scattered farmsteads of traditional local materials, its hedgerow
network, and woodland of high biodiversity value while enhancing those elements
which are in decline e.g. through replanting hedgerows or restoring and infilling
where there are gaps in existing hedgerows;
enhancing the condition of the landscape by restoring and repairing elements that
have been lost or degraded (such as the hedgerow network);
conserve and enhance the landscape, key features that should be conserved
include the ancient woodland, estate parkland and function as a rural, wooded
backdrop in views. The area has a strong underlying heathland character and
conservation and restoration of heath is a key opportunity. Enhancement
opportunities predominantly relate to improving its condition, notably hedgerow
boundaries. There are also continuing opportunities to restore, extend and link
areas of heathland.
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Policy RC1: Landscape and Natural Environment
(a) Development must preserve and, where feasible, enhance the natural
environment; it should have no significant adverse impact on designated and
non-designated environmental assets.
(b) Development must have no adverse impact on the landscape setting of Sutton
village.
(c) Development must retain and, where feasible, take opportunities to enhance
the area’s landscape heritage, including field patterns, estate parkland, ponds,
woodlands and watercourses.
(d) Where development causes adverse impacts on Sutton’s natural environment
and landscape setting, they must be offset through environmental gains in the
design, layout and landscaping of the scheme.

Policy RC1 Interpretation
In complying with this policy, it will be useful to refer to ‘guidelines for new
development’ and ‘landscape management guidelines’ within the Central
Bedfordshire Council Landscape Character Assessment for the respective area.
Designated environmental assets include (this is not an exhaustive list): Designated
Sites of Special Scientific Interest (SSSI), National Nature Reserves (NNR), Local Nature
Reserves (LNR), County Wildlife Sites (CWS) (including Sutton Fen and Woods CWS,
and Carthagena Bridleway CWS), Nature Improvement Areas (NIA) (including the
Greensand Ridge NIA), Ancient Woodland (including Waterloo Wood), trees covered
by tree preservation orders (TPO) and Local Green Space (LGS).
Non-designated environmental assets include (this is not an exhaustive list): wet
woodland, established woodland, established trees, established hedgerows, ponds,
watercourses, ditches, wildlife corridors (including the parts of Sutton Additional
Wildlife Corridors within Sutton parish), Sutton Park, roadside grass verges, Dunton
Fen (the part within Sutton parish), Millhouse Fen, the canopy of trees along Church
Road, The Belt (alongside Potton Brook), Pegnut Wood (the part within Sutton parish),
Crow Grove, Sutton Millennium Wood, Clay End High Street Hedgerow.
The policy protects existing landscape features, including watercourses, woodlands,
trees, hedgerows and parklands. Opportunities to enhance existing features could
include extending existing woodlands or hedgerows to form a contiguous corridor.
The Parish Council would emphasise the importance of ongoing care and
maintenance of watercourses, new landscaping, shrubs and trees, to ensure that
approved schemes maintain environmental quality.
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6.2.

Trees and Hedgerows
Trees have many benefits. They help to offset the effects of climate change, they absorb
water, provide shade and act as windbreaks. Trees absorb CO2 and many forms of
pollution, including light and noise pollution. Trees provide homes and shelter for many
forms of wildlife. Trees can be used to provide a soft transition from the built edge of a
development to the countryside and provide visual screening from larger developments.
Well positioned trees within developments can be aesthetically pleasing and good for
mental health.
Hedgerows provide shelter, food, nesting sites and song posts, as well as stepping stones
between woodland habitats, and make a valuable contribution to the landscape.
Hedgerows often help form essential wildlife habitats and corridors.
There are large areas of the parish (approximately 60% as estimated using Google Maps
and local knowledge) that are now lacking in hedgerows and trees due to former intensive
farming methods. Many hedgerows were removed in the 20th century to create larger
fields and improve agricultural production. In addition to depriving wildlife of habitats,
this also leads to erosion of light soils due to nutrients being blown away in ‘Fen Blow’.
The consultation revealed the importance local people place on trees, retaining trees,
woodlands and hedgerows, and also enhancing and expanding them. If major
development were to occur in or near to Sutton, 96% of residents thought it important
that its effects should be partially mitigated by planting and screening with trees.
There are two areas of ancient woodland within the parish: (i) Crow Grove; and (ii)
Waterloo Wood. The Crow Close is mentioned in 1703 and Crow Grove is included in the
list of enclosed land in Enclosure Act of 1742; the 1939 and 1946 particulars of sale of the
Sutton Estate both describe Crow Grove as having a number (described in 1939 as 62)
useful oak trees; however these have clearly been felled and the area replanted in the
latter half of the 20th century. Waterloo Woods is designated as Ancient Woodland and
forms a part of Sutton Fen and Woods County Wildlife Site (CWS).
The Sutton Millennium Wood was planted to celebrate the year 2000 and is valued by the
residents with 89% of respondents to the general questionnaire stated that it was
important to them to preserve The Sutton Millennium Wood.

The hammer shaped Sutton Millennium Wood
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The Belt is a good example (and the last intact example within the parish) of several tree
belts that were planted in the 18th century to help agriculture in the area, to prevent ‘fen
blow’ wind damage to crops and soils being blown away. The Belt is bordered by Potton
Brook and is a largely undisturbed area of woodland, making it an excellent haven for
wildlife. 98% of respondents to the general questionnaire stated that it was important to
them to preserve The Belt.

The Belt, Sutton
Pegnut Wood straddles the parishes of Sutton and Potton. Pegnut Wood was planted by
the Cooperative Wholesale Society which had bought up sections of Sutton and
surrounding fields. The planting was funded, in part, by a grant from Bedfordshire County
Council under its initiative to create a Bedfordshire Forest. There are public rights of way
through Pegnut Wood which are used extensively for recreational purposes by residents
and visitors of Sutton and Potton. 96% of respondents to the general questionnaire stated
that it was important to them to preserve Pegnut Wood.

Pegnut Wood, Sutton
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The canopy of trees along Church Road is recognised as a distinct and valuable landscape
feature, particularly when approaching the village from the west. The June 1971
Conservation Area listing states: “The entrance to the village from the west is the most
interesting and attractive; the church is approached through groups of trees”. The wide
belt of trees on the south side of Church Road adjoins The Belt (beside Potton Brook) and
is extensively used by wildlife as a corridor along Church Road. 94% of respondents to
the General Questionnaire thought it was important to retain the canopy of trees along
Church Road.

The Canopy of Trees Along Church Road
Millhouse Fen and Dunton Fen are two Wet Woodlands that fall within, or partially within,
Sutton parish. Wet Woodlands are now some of our least common wooded habitats and
have been identified under Section 41 of the Natural Environment and Rural Communities
(NERC) Act 2006 as Habitats and Species of Principal Importance in England. Trees like
alder, willows and birch dominate on wet soils, while sedges, ferns and mosses flourish
beneath. Wet Woodlands support a wide range of bird, mammal and insect species.
Carthagena Bridleway County Wildlife Site (CWS) contains important areas of scrub, elm
and biologically significant trees, which are important for Lepidoptera (Butterflies and
Moths).
The Hedgerow at Clay End, High Street is an established hedgerow alongside a ditch which
is a habitat for significant amounts of wildlife. It is an important site for nesting birds, in
particular for house sparrows and tree sparrows which are on the Natural England Section
41 (S41) of the 2006 Natural Environment and Rural Communities (NERC) Act Priority List,
as well as the Natural England, RSPB, BTO, et al Birds of Conservation Concern (BoCC4)
Red List.
Bountiful amounts of wildlife were recorded as part of the evidence gathering, particularly
within the areas identified as sensitive areas. Further information is available in the
Background Evidence Report, Parts 2 and 3.
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Policy RC2: Trees and Hedgerows
(a) Unless unavoidable, development must have no material adverse impact on
woodlands, rows/belts of trees and corridors of trees/hedgerows.
(b) Unless unavoidable, development should have no significant adverse impact on
mature trees and hedgerows. Trees and hedgerows should be retained, and
where feasible enhanced, as part of any development and should be
incorporated into the layout and landscaping of the scheme.
(c) Loss of trees or hedgerows, where unavoidable, will need careful justification
and replacement trees and hedgerows of similar or native species must be
planted within the site, or in an agreed location in close proximity.
(d) Proposals should, where appropriate, incorporate new woodlands, trees and
hedgerows into development which will help to respond to the rural context
and to offset any adverse environmental impacts. This includes planting in gaps
in existing hedgerows or rows of trees, especially where they have previously
been removed.

Policy RC2 Interpretation
The policy protects existing woodlands, trees and hedgerows and makes provision for
the enhancement of hedgerows and trees to both help offset the impact of new
development and to restore wildlife habitats where these have been lost. If there is
unavoidable loss, such as trees in poor health, their removal will need to be justified
and replacements planted.
Opportunities to enhance existing features could include extending existing
woodlands or hedgerows to form a contiguous corridor.
The Parish Council would emphasise the importance of ongoing care and
maintenance of new landscaping, shrubs and trees, to ensure that approved schemes
maintain environmental quality.
Native trees and hedge species include: ash, beech, blackthorn, crab apple, English
elm, English oak, hawthorn, hazel, holly, hornbeam, rowan, sessile oak, silver birch,
wild service trees and wych elm.
The Woodland Trust provides some useful guidance on native tree species and tree
planting guidance.
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During the development of the plan, particularly during the early engagement sessions,
during the production of the Green Infrastructure Plan and during the evidence gathering
phases of the plan (including the General Questionnaire and wildlife survey), some areas
of trees, hedgerows and wildlife habitats were identified as being particularly important,
sensitive and valuable to the local community for their environmental, amenity and
wildlife value.

Policy RC3: Sensitive Tree, Hedgerow and Wildlife Areas
(a) In the application of Policies RC1 and RC2, the sites and areas identified in this
policy are of particular sensitivity (see plan RC3).
(b) Development must have no significant adverse impact on the following:
• Waterloo Wood (Ancient Woodland);
• Dunton Fen (the part within Sutton parish) (Wet Woodland);
• Millhouse Fen (Wet Woodland);
• Carthagena Bridleway (County Wildlife Site);
• Sutton Fen and Woods (County Wildlife Site);
• The canopy of trees along Church Road (locally important site);
• The Belt (alongside Potton Brook) (locally important site);
• Pegnut Wood (the part within Sutton parish) (locally important site);
• Crow Grove (locally important site);
• Sutton Millennium Wood (locally important site);
• Sutton Additional Wildlife Corridors (the parts within Sutton parish)
(locally important site);
• Clay End High Street Hedgerow (locally important site).
Note: there is some overlap in some of the areas identified in the above policy.

Policy RC3 Interpretation
The policy highlights tree and wildlife sites and areas of particular sensitivity, including
both designated and locally-identified sites. This should not be seen to downgrade the
status of other tree areas or singles trees, which collectively make such an important
contribution to the area and are protected by Policies RC1 and RC2.

Great Spotted Woodpeckers in Sutton
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Plan RC3: Sensitive Tree, Hedgerow and Wildlife Areas
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6.3.

Important Green Gaps
Sutton lies in the Oxford to Cambridge arc and is also under pressure from the
neighbouring growing towns of Biggleswade and Potton. There is a longer-term risk of
coalescence between these settlements and Sutton resulting in further squeezing out
wildlife.
Sutton is rich in wildlife and habitats and green gaps provide an important resource for
wildlife, allowing corridors of undeveloped land across which species can travel and
spread.
In their responses to our General Questionnaire, and also as part of the green
infrastructure planning workshops, residents clearly identified the desire to protect the
tranquillity, character, rural nature and historic setting of Sutton village through the
provision of agreed gaps between Sutton village and any major developments, such as the
expansion of nearby towns or new major transport routes.
In order to preserve the character, rural nature and historic setting of Sutton, areas of
undeveloped countryside have been identified where it is considered essential that the
open nature of countryside is maintained in order to preserve these important features
of Sutton village and to prevent the potential loss of character and individual identity.
Important Green Gaps have been identified as strategic gaps in order to preserve the
character, rural nature and historic setting of Sutton village, as well as preserve the
separation of towns and villages so that their individual identities are maintained. This will
also enable biodiversity assets and wildlife corridors to be maintained and enhanced, and
that the tranquillity and dark skies enjoyed by both wildlife and residents can be preserved
as covered by other policies in the Neighbourhood Plan. Important Green Gaps will also
prevent the reductions and narrowing of undeveloped breaks that are seen and
experienced when travelling between settlements. Development proposals should ensure
the retention of the open character of the Important Green Gaps.
Further analysis of, and assessment of these Important Green Gaps, is set out in the
Background Evidence Report – Parts 2 and 3.

Policy RC4: Important Green Gaps
(a) To preserve the distinctive character and landscape setting of Sutton,
development must not compromise the open landscape character of the
Important Green Gaps shown on plan RC4.
(b) Development that involves use of open land, retaining the open landscape

character, will be supported, subject to there being no significant adverse
impact on the amenities of nearby residential properties.

Policy RC4 Interpretation
The policy seeks to preserve the open landscape setting of Sutton, but does allow uses
that make use of open landscape, for example certain sports and recreational uses.
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Plan RC4: Important Green Gaps
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6.4.

Natural Resources
Sutton is blessed with high grade agricultural soils, natural water sources and water
courses. The soils contain a unique combination of sand and clays within the soil, with
aquifers underlying them. Most of the parish contains high quality agricultural land which
falls within the definition of the ‘best and most versatile (BMV) land’, of which around
50% of the land is Grade 1 or Grade 2 agricultural land; the remainder is made up of Grade
3 (approx. 25%), Grade 4 (approx. 5%) and other/non-agricultural land (approx. 20%).
Further information can be found in the Background Evidence Report. The Natural
England Provisional Agricultural Land Classification (ALC) for Sutton are shown in
Appendix G.
The above shows that although Sutton is generally blessed with good soils, there is still
sufficient lower quality agricultural land and other/non-agricultural land within the parish
to meet the development needs of the parish without using the grade 1 or grade 2
agricultural land.
Safeguarding high quality agricultural land enables long-term food security and provides
important environmental and societal benefits.
Coprolite was dug extensively in the parish for its phosphates and use as fertiliser until
approximately 1880/90. Sand was also dug extensively in the north of the parish, with
possible clay and gravel pits to the south/south-west of Sutton.

Policy RC5: Agriculture
Development which would result in the significant and unacceptable loss of Grade 1
and Grade 2 agricultural land within Sutton parish will only be permitted where it can
be demonstrated that there are other relevant considerations which would clearly
override the need to protect the land.

Policy RC5 Interpretation
The policy protects the highest grades of agricultural land and intends to encourage
development toward the poorer quality agricultural land.

Working the Fields in Sutton
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Sutton has a valuable and extensive water network which has considerable ecological and
amenity value and the Neighbourhood Plan should include a policy to ensure the
protection and enhancement of its watercourses. A buffer is required to minimise impact
of new development on watercourses and 9 metres is a reasonable distance to ensure
that the watercourse is not adversely affected and is in line with local drainage board
by-laws.

Policy RC6: Watercourses
(a) Development must have no significant adverse impact on watercourses, above
ground, below ground, upstream and/or downstream. This includes impacts on
flow rates, flood risk, water quality, biodiversity, landscape, or the trees and
woodlands that rely on the watercourses.
(b) In considering adverse impacts on the natural environment in the application
of Policy RC1, including impacts on trees and woodlands, regard will be made
to impacts on soils and watercourses.
(c) Development adjacent to or containing a watercourse should include a 9 metre
ecological buffer from the top of the watercourse bank. Watercourses should
not normally be culverted or covered.
(d) Development should take opportunities to enhance the recreational value of
watercourse and their corridors in its design, layout and landscaping.
(e) Where necessary, appropriate measures must be taken to mitigate and

manage any adverse impact upon watercourses and drainage systems
(including land drains, drainage ditches, seasonal ponds and balancing ponds).

Policy RC6 Interpretation
The policy recognises the importance of watercourses on the area’s ecology, landscape,
trees, soils, drainage and flood risk.
Development should take account of the existing drainage ditches, streams and natural
water attenuation features and ensure that development does not increase the risk of
flooding (both surface and fluvial) locally as well as upstream and downstream.
Watercourses in Sutton include (this is not an exhaustive list): Potton Brook, the Sutton
parish southern boundary stream, as well as several other streams, semi-permanent
streams, natural springs, established ditches and established ponds (excluding small
garden, or man-made ornamental ponds). The Hydrology section of Part 2 of the
Sutton Neighbourhood Plan Background Evidence Report may provide further useful
information.
9 metres is a reasonable distance to ensure that the watercourse is not adversely
affected and is in line with local drainage board by laws.
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6.5.

Nature Conservation, Wildlife and Biodiversity
Sutton parish is rich in wildlife and diverse habitats. Nature and wildlife are very important
to residents and featured prominently in the free-text responses to the General
Questionnaire, for example: “Make areas of woodland larger/maintain areas of woodland
to encourage/maintain the diverse wildlife.”
Sutton parish sits on the edge of the Greensand Ridge Nature Improvement Area, the
Central Bedfordshire Council Ivel River Valley Strategic Green Infrastructure Corridor, the
Buglife East of England B-Lines Network as well as district scale green infrastructure
corridors [Central Bedfordshire Council Environmental Framework, adopted June 2016].
Sutton parish contains important and diverse habitats for wildlife and wild birds, and, in
particular, is identified by Natural England as a priority area for Countryside Stewardship
for the corn bunting, lapwing, grey partridge, turtle dove and yellow wagtail.
There are three County Wildlife Sites (CWS) within, or partly within, the parish, as well as
a number of other important wildlife sites close to or adjoining the parish. Further details
can be found in the Sutton Green Infrastructure Plan and Background Evidence Report.
Potton Brook, along with adjoining woodland, hedgerows and trees forms an important
natural asset and supports a wide variety of species.
Sutton lies on the shared border of the Ivel River Valley and Greensand Ridge wildlife
corridors. There are a number of other locally important wildlife habitats and corridors,
through and within the parish, and the opportunity to enhance, restore and further
connect these was identified as important to local people through the Green
Infrastructure Plan workshops.
Gardens, trees and hedgerows are an important element in the existing built-up area of
the village. They provide diversity, richness and soft edges to the landscape, as well as
forming wildlife habitats and corridors, and providing a rich source of food for wildlife.
Where new development takes place, the layout and form of new buildings should have
regard for biodiversity and existing wildlife features on the site, including existing wildlife
habitats and corridors. Development should enhance green spaces or features and the
connections between them where practicable. New development must provide a 10%
biodiversity net gain in line with the emerging Environment Bill.

Policy RC7: Wildlife Habitats and Corridors
(a) Development proposals should avoid adverse impacts on wildlife habitats and
corridors. Where exceptionally justified, any arising adverse impact must be
balanced by compensatory positive features within the development that are
beneficial to wildlife.
(b) Development must, wherever feasible, achieve a minimum of 10% biodiversity
net gain overall.
(c) Development should take opportunities to enhance wildlife habitats.
Development that connects wildlife habitats and corridors will be welcomed.
Sutton Neighbourhood Plan - Made (Final) Version

33

25th June 2021

Policy RC7 Interpretation
This policy protects and seeks to enhance the wildlife habitats and corridors, including
both flora and fauna.
Features to enhance wildlife include planting and landscape features, bird and bat
boxes, or suitable gaps in boundaries to allow wildlife to move freely or other features.
Where replacing lost features, the scale should be commensurate with the loss.

6.6.

Tranquillity and Dark Skies
Sutton is one of the most tranquil areas in Central Bedfordshire [Central Bedfordshire
Environmental Framework, adopted June 2016] and an area with dark skies
(<1nW/cm2/sr) where other planets and many stars can be seen at night.

Dark Skies Map
Source: https://www.nightblight.cpre.org.uk/maps/

Residents highlighted in their responses to the General Questionnaire that they
particularly prized and wanted to protect the tranquillity of Sutton which still remains
relatively undisturbed by noise and light pollution.
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Much of the street lighting in the Parish was provided before thought was given to light
pollution and energy efficiency. However, lighting design has improved significantly in
recent years and adequate security lighting can be provided without compromising the
principle of retaining dark skies. Accordingly, development proposals should include
provisions for conserving dark skies, which is a highly valued feature of the parish with
86% of respondents to the General Questionnaire responding that the dark skies were
important to them.
Proposals for any necessary street and external lighting should comply with the current
guidelines for rural areas by the Institution of Lighting Professionals (Guidance Notes for
the Reduction of Obtrusive Light, the Institution of Lighting Professionals, Guidance Note
01/20). Consideration will be given to enhance existing street lighting on the main
pedestrian routes, keeping them as environmentally friendly as possible and reducing light
pollution to maintain dark skies.

Policy RC8: Tranquillity, Amenity and Dark Skies
(a) Development must have no significant adverse impact on the tranquillity of the
rural area and on the amenities of residential properties. This includes
consideration of noise, disturbance and additional traffic movements.
(b) Development proposals should, where applicable, include details of how light
pollution from externally visible light sources will be minimised so as to support
the integrity of the dark night skies within the parish.

Policy RC8 Interpretation
In complying with the policy, it may be helpful to refer to the Guidance Notes for the
Reduction of Obtrusive Light, the Institution of Lighting Professionals, Guidance Note
01/20.
Planning applications should include sufficient detail and information to allow impacts
on tranquillity, amenity and dark skies to be considered.
Design and access statements, where required, provide an opportunity to demonstrate
how the needs of the policy have been addressed.

6.7.

Open Spaces
Open spaces can often be improved, through management plans, improvements to access
and boundary treatments. The Green Infrastructure (GI) Plan gives more detail and it
would be appropriate for any new housing developments to contribute towards such
improvements, where appropriate. Larger housing development is required by the Local
Plan to provide on-site new open space. Given the relatively generous supply of open
space already existing in Sutton, it might be more appropriate for all contributions to go
towards upgrading and improving the existing open spaces and facilities.
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6.8.

Local Green Spaces
Designation of Local Green Spaces (LGS) give a very high level of protection to open
spaces. In the NPPF it is states “The designation of land as Local Green Space through local
and neighbourhood plans allows communities to identify and protect green areas of
particular importance to them.” The proposed designations are in accordance with the
requirement in Paragraph 100 of the NPPF:
•
•

•

The green space is in reasonably close proximity to the community it serves;
The area is demonstrably special to a local community and holds a particular local
significance, for example because of its beauty, historic significance, recreational
value (including as a playing field), tranquillity or richness of its wildlife;
The area concerned is local in character and is not an extensive tract of land.

The Green Infrastructure Plan consultation activities identified which green spaces are of
most importance to the community. An independent assessment of these sites against
the criteria above was undertaken [Sutton Green Infrastructure Plan]. Four sites within
Sutton have been assessed as fulfilling these criteria. Accordingly, these spaces are
designated as Local Green Spaces through this Neighbourhood Plan as shown on the
policy map.
It should be noted that Pegnut Wood (north) falls outside of Sutton parish, within Potton.
Pegnut Wood (north) is 19.4ha in size and is designated as a Local Green Space within the
Potton Neighbourhood Plan which was made in October 2019.

Policy RC9: Local Green Spaces
(a) The following areas are designated as Local Green Spaces (see plans LGS1,
LGS2, LGS3 and LGS4):
• LGS1: Pegnut Wood (south)
• LGS2: The Belt (woodland)
• LGS3: Church Field
• LGS4: Sutton Millennium Wood.
(b) The areas listed above are protected from new development unless very special
circumstances can be demonstrated.
(c) Any development permitted under the terms of paragraph (b) must not have
any significant adverse impact on the special community value, accessibility,
safety, amenity or setting of any Local Green Space within the parish.

Policy RC9 Interpretation
The policy designates and protects Local Green Space and requires consideration of the
impacts of nearby or adjacent development.
Designation as Local Green Space does not require, nor confer, public access.
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Plan LGS1: Pegnut Wood (south)
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Plan LGS2: The Belt
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Plan LGS3: Church Field
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Plan LGS4: Sutton Millennium Wood
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7.

Heritage
Sutton has a rich rural and agricultural heritage. When asked what is special or unique
about Sutton many respondents highlighted the heritage features and the history of
Sutton. Responses to the General Questionnaire question on the importance of Sutton’s
past and monuments almost all rated highly showing the keen interest and importance of
the heritage of Sutton to its residents.
In response to the General Questionnaire the following features were rated by the
respondents as important to them (figures in brackets identify the percentage of
respondents who identified them as extremely important or fairly important):
•
•
•
•
•
•
•
•
•
•

The packhorse bridge (99%)
The ford (99%)
Potton Brook (98%)
The many old houses and buildings (96%)
The ancient/old walls (92%)
All Saints Church and churchyard (90%)
The John O’Gaunt Inn (86%)
The village school (Sutton V.A. Lower School) (76%)
John O’Gaunts Hill/Mound (64%)
The Bear Garden (60%)

The old trees, and old footpaths and bridleways were also highlighted in free-text
responses to the General Questionnaire section on heritage.

Policy HE1: Local Heritage
(a) Development must preserve, and should take opportunities to enhance, nondesignated heritage assets and their setting.
(b) New-build development affecting designated or non-designated heritage
assets and their setting must demonstrate high standards of design, including
high quality materials, against the context of Policy DC1 of this Neighbourhood
Plan.

Policy HE1 Interpretation
The policy highlights the importance of non-designated heritage assets. Also, it
highlights the importance of high-quality design and materials when developing in
historic contexts. Policy DC1 of this neighbourhood plan include more specific
requirements.
The intention of the policy is not to seek to impose imitation. Indeed, Policy DC1
encourages innovative and creative design solutions.
Non-designated heritage assets include: Sutton ford (adjacent to the packhorse
bridge, High Street/Church Road, Sutton); Sutton Park (Plan HE2 refers); The Bear
Garden, including the circular hedge (Plan HE3 refers); and, Lantern Lane (Sutton
BW3, Plan HE5 refers).
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7.1.

Sutton’s Past
The parish of Sutton (Bedfordshire) is famed for its unique combinations of soils and
abundance of water and hence has a rich rural heritage. Within its boundaries, Sutton
has: a deserted medieval village; several early medieval houses; distinctive sandstone
walls; historic remains from World Wars I and II; the historic parkland of the Burgoyne
family ‘Sutton Park’; several other listed buildings and two Scheduled Monuments.
Traces of Neolithic flint working have been found north of the village and evidence of
Roman habitation at Havannah Farm. Otherwise the history of Sutton begins with the
Saxons. Saxons often built their villages in groups and named them after the points of the
compass. The first written record of the village is its listing in the Domesday Book (1086).
Spelled ‘Sudtone’ and ‘Suttone’. Sutton can be translated as “South Farm” or even “South
End” and gazetteers record many other examples of the name. The use of “Potton” for
the northern settlement suggests that the original Saxon colonists might have originated
from Friesland. When England was partitioned between the Danes and Saxons, Sutton
was within the southern boundary of Danelaw. Consequently, when the Norman invasion
took place the people of Sutton escaped the worst of the feudal system. The records show
that Sutton had been granted to the Countess Judith, a niece of William the Conqueror.
Judith’s daughter, Maud, married David of Scotland who became Earl of Huntingdon and
Sutton became part of Huntingdonshire for the next few centuries.
The Doomsday Book records a second village in what is now Sutton Parish and that was
the medieval village of Chenemonewiche, (later Kynwyke and Kinwick), situated near the
boundary with Sandy. The exact location of Kinwick is not known.
All Saints Church was originally built around the year 1200 and Sutton Castle was built
soon after, around 1220. The castle is thought to have been either a small timber tower
or a motte and bailey, possibly built by Alwin the Reeve, a Saxon, soon after the Norman
invasion. Unusually, the castle is a long way from the current village and from the church.
Today an oval motte known as John O’Gaunt’s Hill is all that remains (although it has no
known connection with John O’Gaunt); it is now a Scheduled Monument.
The manor of Sutton passed through a number of families and the link to The Duchy of
Lancaster was established in 1392 when Henry Earl of Derby, son of John O’Gaunt,
successfully claimed it under a marriage settlement of 1315.
In 1488 a second Sutton manor was awarded to Sir John Enderby by the Crown (according
to one source to counteract Lancastrian influence). The lands of the two manors were
interleaved and during the early sixteenth century Enderby lands were bought up
piecemeal by the Burgoyne family. The two manors were merged when Henry Vlll granted
the Manor of Sutton to Thomas Burgoyne in 1544.

Seven spot ladybird in Sutton
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In 1741, the Sutton Enclosure Act was passed (the first Enclosure Act in Bedfordshire),
enclosing 2,200 acres [Enclosure of Common Fields in the Eighteenth and Nineteenth
Centuries, Gilbert Slater MA, London School of Economics]. The Act allowed the
Burgoynes to reorganise their widely separated landholdings and strip farming for the
benefit of both the landowner and tenant farmers. This produced a larger estate for the
Burgoynes who took up residence at Sutton Park. It seems to have been common practice
to name new farms after contemporary events, hence the reorganised farm names:
‘Carthagena’, ‘Portobello’, ‘Havannah’ and ‘Panama’.
In 1869 a local fire-raiser set several rows of houses ablaze in the village before eventually
being caught ‘in the act’ and sent to Bedford Prison. Many of these houses were rebuilt
from 1870 onwards, which resulted in several houses along the High Street being built in
a distinctive ‘Burgoyne’ style.
Sutton had a number of defences during World War II, probably due to its strategic
position in relation to Tempsford Airfield, the army facilities at Sutton Park and the
strategic government oil depot and pipelines.

Gun Emplacements - Sutton Crossroads 1940
Image Courtesy of Potton History Society
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7.2.

Sutton Park, The Burgoynes and The John O’Gaunt Golf Club
The last manorial home of the Burgoynes dates from 1876 and it, and the augmented park
(Sutton Park) are now the home of the John O’Gaunt Golf Club. There were at least two
previous manor houses, one which burnt down in 1825 (some say 1840) was situated at
the end of the avenue of trees that reaches to Sutton Crossroads, another and earlier
manor house was thought to have stood on a rise to the north of the present house.
John le Burgeloum, believed to be the ancestor of the Sutton manorial Burgoyne family
had estates in Holme, Edworth and Sutton in 1220.
In 1518 John Burgoyne exchanged his home in Edworth and took up residence in Sutton.
In 1544 the Manors of Sutton and Potton were granted to Sir Thomas Burgoyne by
Henry VIII. The original Burgoyne manor house was built around 1660.
After the Burgoynes enclosed their lands in 1742 they systematically improved them. On
or about the time of the Sutton enclosure the Burgoynes granted lands in Sutton
(including Church Farm and Church Field) to the Church of England in perpetual lieu of
tithes. The Burgoynes continued to improve their lands and were subsequently sued,
unsuccessfully, by the Church of England for its share of the enhanced income.
The Sutton Park gardens were set out by Humphrey Repton around 1795.
Burgoyne family members served as MPs, High Sheriffs, Deputy Lieutenants, plus
distinguished army and navy officers. At least two members of the family are worthy of
special note:
•

Sir John (Gentleman Johnny) Burgoyne (1722 to 1792) soldier, dramatist, MP,
popular Lord Lieutenant of Ireland and leader of the impeachment of Warren
Hastings. Sir John was born in Sutton to the daughter of a wealthy Hackney
merchant with (according to some accounts) strong interests in the theatre. He
was educated and lived mostly in London, was a member of high society, eloped
with Lord Derby’s daughter – they had one daughter - and was constantly plagued
by debt. As a general he was blamed for the British defeat at the Battle of Saratoga
and the subsequent loss of the American colonies. In contrast he was a popular
playwright and close friend of the impresario John Garrick.

•

The last Sir John Burgoyne. The Burgoyne’s fortunes were given a boost in the mid
to late nineteen centuries by phosphate mining in and around Sutton, and the
family moved in the highest circles of Victorian society. In the summer of 1870
Prussia invaded France and Paris was besieged. Queen Victoria instructed Sir John
to rescue the Empress Eugenie, wife of Napoleon lll. Sir John sailed his motor yacht
up the Seine under a flag of truce, rescued Eugenie and her children and brought
them to England.

Sutton Park remained the seat of the Burgoyne family until the last remaining member
died in 1938.
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Sutton Park and Village 1820
(Bedfordshire Archives ref: X117/43)
Image courtesy of Bedfordshire Archives and Records Service

In 1939 the Sutton Estate (which included much of the surrounding land and houses) was
put up for sale, but the outbreak of World War II changed the course of events. The manor
house was requisitioned by the War Office for the Army and the National Fire Service, and
hutments were built in parts of the park. Village Farm and much of the surrounding farm
land was acquired by Bedfordshire County Council for allotments and smallholdings under
the Small Holdings and Allotments Acts 1908-1931.

1945 Cartoon About The (Then Vacant) Hutments At Sutton Park
Image Courtesy of Potton History Society
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In 1946 much of the Sutton Estate was put up for sale again. Several members of the MidBeds golf club got together and purchased 145 acres of land and the manor house at
Sutton Park. Despite the purchase, the Army remained in occupation until at least 1948,
when the first nine holes were opened. The new golf course was called ‘The John O’Gaunt
Golf Club’ and the full eighteen holes were officially opened on 20 th May 1950, thereby
retaining Sutton Park as managed parkland. Later, further land to the north-west of
Potton Road was acquired and a second course, the Carthagena Course, was developed,
opening the first nine holes in 1971, and the full eighteen holes in 1981.

Sutton Park (now part of the John O’Gaunt Golf Club)
Today, Sutton Park (which incorporates the John O’Gaunt’s Hill Scheduled Monument,
number: 1005403) forms part of the John O’Gaunt Golf Club, the historic parkland with
several areas of woodland and many excellent examples of mature trees continues to be
sensitively managed to the benefit of golfers, wildlife and nearby residents. 94% of
respondents to the general questionnaire stated that it was important to them to preserve
the old ‘Sutton Park’ parkland on which part of the golf course now sits.

Policy HE2: Sutton Park
Development proposals must demonstrably preserve or enhance the historic
parkland character of Sutton Park including its mature trees (see plan HE2).

Policy HE2 Interpretation
The policy highlights the importance of the open parkland landscape character of
Sutton Park.
The policy highlights the importance of mature trees in this setting and will clearly
need to be applied together with policies RC1 and RC2.
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Plan HE2: Sutton Park
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7.3.

Bear Garden
Village documents record the existence of a bear pit towards Clay End and the duty of
early vicars to provide a bear and a bull every year for the entertainment of villagers. The
location of the bear pit is understood to have been in the area immediately to the east of
Bear Garden Cottage, now the site of two modern houses: 35A and 35B High Street. The
bear pit was also a meeting place for the young people of Sutton and their goings-on were
the subject of many sermons in church!
The circular hedged garden which is clearly visible from satellite images of the area is now
known locally as the ‘Bear Garden’. It is the former kitchen garden for Sutton Park, Central
Bedfordshire Council Historic Environment Record number 3871. Originally the entrance
to the kitchen garden was behind Bear Garden Cottages, joining Sutton public footpath
FP2. Today a gated entrance sits between two houses onto the High Street. Currently the
space within the bear garden appears to be unused.
It is known that Saxon colonists often surrounded their villages with such defences and,
whilst the hedge is marked on early maps, including the Lordship of Sutton map from 1820
(Bedfordshire Archives reference: X117-43), its link to Sutton’s Saxon origins have not be
confirmed, nevertheless the ‘Bear Garden’ and circular hedge remain a unique and
historical feature of the village. The significance of the area is further evidenced by the
village stocks standing opposite the Bear Garden until 1870.

‘Bear Garden’ The Former Circular Hedged Kitchen Garden of Sutton Park

Policy HE3: Bear Garden
Development proposals should demonstrably preserve or enhance the significance of
the Bear Garden, its circular form, its enclosing circular hedge, its setting, and its
historic connections with the village (see Plan HE3).

Policy HE3 Interpretation
The policy highlights the importance of the enclosed landscape character, the circular
hedge and setting of the Bear Garden.
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Plan HE3: Bear Garden
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7.4.

Potton Brook, Ford and Packhorse Bridge
At the centre of Sutton village are the picturesque packhorse bridge and ford (known
locally as ‘The Splash’) for which Sutton is well known throughout the wider area and
which attracts many visitors and artists.

Sutton Ford and Packhorse Bridge
The 13th century ancient Packhorse Bridge (Grade II* listed, number: 1321630 and
Scheduled Monument, number: 1004501) and adjoining ford which cross what is now
known as Potton Brook.
The bridge is built from local sandstone and is thought to be the only surviving one of its
type in Bedfordshire. The original bridge was built on elm wooden rafts which were
uncovered during restoration by Bedfordshire County Council in 1986 and were later
dated to the mid-13th century. Evidence of fairs/markets and trade routes in the area,
along with tax returns from the village, support the hypothesis that the bridge was indeed
built for a packhorse trade route. Today the bridge carries pedestrian and horse traffic
over Potton Brook.
Although now known and described on maps as Potton Brook, this watercourse is shown
on old maps, and known by some older residents, as Sutton Brook.
Alongside the packhorse bridge is the ford through which vehicles travelling through the
village must pass. The ford is permanently in water and can quickly become impassable
after periods of heavy rain, becoming wide and deep, with fast-flowing water.
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The ford and bridge are a unique, central and very distinctive feature in Sutton and the
picturesque and tranquil setting is part of Sutton’s distinctive character. This area is
enjoyed by residents and visitors alike and is often photographed and painted by local
artists. The popular Sutton Duck Race takes place annually in the adjacent Church Field,
finishing under the packhorse bridge, with many children then collecting the finishing
ducks in the ford.
In the General Questionnaire the packhorse bridge and ford came top in the free-text
responses to the question “What are your three favourite things about Sutton?”. 99% of
respondents to the General Questionnaire responded that the packhorse bridge was
extremely important (94%) or fairly important (5%) to them; likewise, 99% of respondents
stated that the ford was extremely important (90%) or fairly important (9%) to them.
Development in the vicinity of the ford and bridge must pay particular attention to the
setting and character of the area and not introduce incongruous features or buildings
which would damage the local distinctiveness of the features. Similarly, an increase in
vehicular traffic to an unacceptable level must be avoided.

Sutton Ford and Packhorse Bridge in the Snow
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Policy HE4: Packhorse Bridge and Ford
(a) The historic character and significance of the Packhorse Bridge and Ford, and
their setting, must be preserved or enhanced (see plan HE4). The setting of the
Packhorse Bridge and Ford includes the bridge, brook, ford, rural lane,
landscape and trees.
(b) Built development must not encroach onto the Packhorse Bridge, the Ford or
their setting.
(c) Consideration of harm to the historic character of the Packhorse Bridge, the
Ford and their setting includes physical or environmental impacts and also any
additional traffic movements.

Policy HE4 Interpretation
The policy recognises the high sensitivity of the Packhorse Bridge and Ford and the
importance of its undeveloped landscape setting.
The Packhorse Bridge is a Grade II* listed structure and a Scheduled Monument and is
subject to the highest level of protection, therefore the prospect of anything being
allowed to affect it is unlikely.

Sutton Pack Horse Bridge
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Plan HE4: Pack Horse Bridge and Ford Setting
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7.5.

All Saints Church
All Saints Church is a Grade I listed building which was built in the late 12 th century or early
13th century and was then modified substantially in 14th, 15th and 16th centuries, with the
first Rector listed as being Master Adam of Clanfield 1215-1220.
The building sits in an elevated position to the west of the ford and has been constructed
in several phases, including construction using coursed rubble, cobblestones and
sandstone/ironstone with ashlar dressings, and ashlar repairs to the tower.
The church contains some medieval graffiti of a man with an emblem on his chest, as well
as glaziers signatures and etchings on the church windows.
The church has had a number of notable clergy, including the Reverend Edward
Stillingfleet who became vicar of Sutton in 1657, and who later went on to become: Royal
Chaplain; Dean of St Pauls; and Bishop of Worcester. Stillingfleet wrote several influential
articles and books on Anglicanism; he became a leader in the Church of England; was a
frequent speaker in the House of Lords and had considerable influence as a churchman.
Less favourable was the infamous Reverend Edward Drax Free who: was appointed in
1808; allegedly stole the lead off his own church roof to sell for scrap; impregnated several
of his housekeepers; allowed swine to desecrate the graveyard; and had been publicly
abusive when both sober and drunk. His downfall finally came when he attempted to
have the churchwarden, Montagu Burgoyne, fined for non-attendance at church using a
law passed during the reign of Elizabeth I, this ultimately resulted in Drax Free being
deprived of his living in 1830.
All Saints Church has a working barrel organ, contains several memorials to the Burgoyne
family and the flag from HMS Captain. Captain Hugh Talbot Burgoyne V.C. the ship’s
commander was killed when the ship capsized off Cape Finisterre during a gale on
7th September 1870; Burgoyne Bay in British Columbia, Canada is named after him.

All Saints Church, Sutton
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In the churchyard stands a large cedar tree, described in 1899 as ancient by the
Bedfordshire Times. Cedar trees were introduced to the UK from around 1670-1680, so
it is suspected that this specimen may date from around that period.
90% of respondents to the General Questionnaire responded that All Saints Church and
Churchyard was extremely important or fairly important to them.

All Saints Church, by Sutton V.A. Lower School pupil
7.6.

Lantern Lane
Lantern Lane is a public bridleway (BW3) which heads south from Sutton village towards
Stratton (Biggleswade). There is a bench celebrating the diamond jubilee of Queen
Elizabeth II a short way along the bridleway. Lantern Lane was formerly the green (drove)
road between Sutton and Stratton (which in times past rivalled Biggleswade in
importance). It was recorded on the 1765 map by Thomas Jefferys and predates many of
the roads in use today [Jeffreys Map of Bedfordshire, Bedfordshire Archive and Records
Service].
63% of respondents to the General Questionnaire stated that they used Lantern Lane
(BW3) frequently. 94% of respondents agreed (9%) or strongly agreed (85%) that Lantern
Lane (BW3) should be retained as a dedicated ‘green’ route for walkers, cyclists and
horses. 66% of respondents agreed (18%) or strongly agreed (48%) that Lantern Lane
(BW3) should be improved to a ‘green’ permeable surfaced footpath / bridleway /
cycleway.
99% of respondents to the General Questionnaire disagreed (3%) or strongly disagreed
(96%) with upgrading Lantern Lane (BW3) to a road. However, the majority of respondents
(66%) would like to see Lantern Lane (BW3) upgraded to a cycleway with a soft/permeable
surface, but the trees, hedgerows and rural character of the route should be preserved.
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The view south along Lantern Lane (BW3) from Sutton village

Policy HE5: Lantern Lane
(a) The historic character of Lantern Lane and its setting must be preserved or
enhanced. The character includes the informal and unmade track, the ditch,
hedgerows and trees.
(b) Development must not encroach onto the historic route of Lantern Lane and its
landscape setting (see plan HE5).
(c) Development adjacent to Lantern Lane and its setting must have no adverse
impact on amenity, accessibility or safety.

Policy HE5 Interpretation
The policy protects the historic route of Lantern Lane and also its landscape setting.
Informal (unbound or semi-bound) surfacing of Lantern Lane to improve accessibility
for running, horse-riding, cycling and wheelchairs would be supported, but formal
(bound) surfaces such as tarmac, concrete or stone should not be used.
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Plan HE5: Lantern Lane
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7.7.

Agricultural Heritage
Being very fertile, high quality soil, the land in the parish has been farmed for centuries
and must have been exploited by farmers from earliest times. The majority of the
farmland within the parish is Grade 1 and Grade 2 agricultural land (and therefore falls
within the definition of Best and Most Versatile (BMV) Land).
The medieval landscape was of an open field system, with arable and pasture strips
combined. Articles in the English Historical Review by E. Watson (1917) and by
G.H. Fowler reveal that Sutton was organised on a four-field system, rather than the usual
three field system of the medieval period. Fowler argues based upon the evidence of the
Glebe Terrier of 1708 that the fields around the village must be of early origins as the
strips are as irregularly divided in all four fields, rather than the fourth field being later
and more fairly divided.
Until Sutton was enclosed under the Enclosure Act in 1742, the fields would almost
certainly still have been old strip fields from Saxon times; these were now hopelessly
inefficient. The enclosure and subsequent improvements made to the land, including
planting several belts of trees, no doubt improved the productivity and value of the land.
Sutton windmill was situated in the north of the parish and was marked on Jefferys’ Map
of 1765. The mill stood on a mound at the north-western side of what is now the
Carthagena course of the John O’Gaunt Golf Club (not so far from the end of Sutton Mill
Road, Potton / BW17). The mill must have fallen out of use by in the early 19th century as
it does not appear on an 1820 map and the road that used to lead to it is crossed out and
marked as ‘no road’.

Sutton 1765 (Jeffreys Map of Bedfordshire)
Image courtesy of Bedfordshire Archives and Records Service
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It would appear there is also the site of an old water mill near ‘Watermill Bridge’ on the
B1040 Biggleswade Road, near what is now known locally as ‘Murder Bend’. On the east
side of the present road there is a deep ditch in the woodland now above the level of the
fast-running brook, which may once have been the mill stream. There is also masonry
remaining at this place in the bank and bed of the stream. There is also a reference in
1708 to ‘watermill bridge furlong’ in the area. Several villagers believe that stones
uncovered when the bed of the ford was last relayed in 1986 were also the remains of a
Roman mill.
The deserted medieval village of Kinwick (see below) also had a mill listed in the Domesday
Book, this could well be the same watermill as mentioned above, though it is thought that
Kinwick was further north-west nearer the parish boundary at Biggleswade Common and
Sandy.
7.8.

Greensand Ridge Sandstone
The Greensand Ridge is one of the few places in Central England where thin, sandy soils
have produced such a varied geology creating a distinctive weathered rock which has been
used extensively in Bedfordshire to build local Churches from medieval times until the
eighteenth century. Important examples of use of this material in Sutton is the sandstone/
iron stone of the Church, its retaining wall and the packhorse bridge.
Unique to Sutton and Potton are the oblique layered iron-stone walls which form
boundaries to some of the older buildings in the village. These must be retained as much
as possible and the building of new sandstone walls will be encouraged.

All Saints Church churchyard wall (an example of local sandstone)
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7.9.

Kinwick Deserted Medieval Village
Kinwick is listed in the Domesday Book of 1086 as Chenemonewiche and was held by Saint
Edmund's Bury Abbey in Suffolk; it contained two holdings, a watermill and six
households. The location of the settlement is not clear, but with a watermill the
settlement must have been close to a watercourse with possible locations running from
Hassells Corner, Sandy to Watermill Bridge, Sutton in the area of Millhouse Fen; it is likely
somewhere in the area behind (north-west) of what is now the Bedfordshire Growers
agricultural packing business, possibly near the parish boundaries with Sandy and
Biggleswade, where there are earthworks adjoining the brook. There are complex
cropmarks in this area which might be explained by this settlement.
The date this settlement disappears is not known; in 1270 there was a record made of the
death of ‘Gilbert, a shepherd of Kinwick’, and it was last mentioned as ‘Kynwyke’ in
records from 1535. Little else is known at the present time.

7.10. Scheduled Monuments and Listed Buildings
Sutton has two Scheduled Monuments:
(i)

the packhorse bridge, at the heart of the village (which is also Grade II* listed); and

(ii)

John O’Gaunt’s Hill, which is within Sutton Park.

The current schedule of listed structures as included on the Historic England list shows 23
structures, with 21 Grade II, one Grade II* and one Grade I structure (All Saints Church).
7.11. Conservation Area
The Sutton Conservation Area was defined in June 1971 and covers the centre of Sutton
village: the eastern part of Church Road, including Keepers Cottage, All Saints Church,
Church Farm, Old Rectory; the ford, packhorse bridge; and the western part of the High
Street, including Manor Farm, Brook House, the village school, the John O’Gaunt Inn,
Village Farm and Talland Cottage. The Conservation Area document described Sutton as
“a small street village of pastoral quality, with open cottage development and pleasant
park-like character.” In addition to preserving the most beautiful features of the village it
led to the burying of unsightly overhead power cables.
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The 1971 Bedfordshire County Council description and a plan of The Sutton Conservation
Area is included at Appendix C.

Policy HE6: Sutton Conservation Area
(a) Development within the Sutton Conservation Area and its setting must
preserve or enhance the character or appearance of the conservation area,
taking account of its significance and including the following aspects of that
character and appearance:
• the predominant two-storey residential character of the area, with
some properties having taller chimneys;
• the variation in the setback of properties, with rear-of-the-pavement
frontages and frontages set back behind shallow or longer front
gardens;
• the mix of trees, hedges, sandstone and brick walls as boundary
treatments;
• the mix of traditional materials and the architectural diversity of the
area.
(b) Within or adjacent to the conservation area, traditional materials should
normally be used, to complement the existing palette of materials.

Policy HE6 Interpretation
The policy highlights dominant characteristics of the Conservation Area. The intention
is to ensure that new development reinforces these characteristics. This includes
variation in the building line within a broad linear form.

The policy should not be interpreted as imposing stylistic copying or suppressing
creativity. Indeed, a key part of the character is the architectural diversity of the area.

All Saints Church, Sutton
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8.

Sustainable Growth

8.1.

Climate Change
Sutton is a rural agricultural parish and vulnerable to climate change. In particular the
parish is a rural one, highly dependent upon agriculture. Several of the water-courses
within the parish cannot cope with extreme downpours, which leads to localised flooding
and roads becoming impassable – particularly at the ford.

8.2.

Sustainability
Sutton village is not connected to the mains gas supply. Most households rely on oil fired
heating, supplemented by electricity as well as burning coal and wood.
Sutton has very poor sustainable transport connections with nearby service centres,
meaning that most residents journeys are made by car.
Some areas of Sutton do suffer from flooding, both from watercourses and surface water
(including near Potton Brook, ditches and natural springs). The flood risk maps are shown
at Appendix F. Sustainable drainage systems will need to form part of proposals for new
development.
It is really important to residents that any new development is sustainable,
environmentally friendly and ideally carbon neutral. 91% of residents thought it
important to 'Encourage new homes and businesses to invest in renewable energy
systems', with 94% responding that they thought it important for 'New homes to be
carbon-free / energy self-sufficient'.
These policies set out a series of sustainability considerations for the attention of
applicants when designing their proposals, to sit alongside the provisions of the emerging
Local Plan climate change policies (CC1 to CC7). The policies place the onus on applicants
to show they have given the relevant principles the proper consideration and have clearly
demonstrated the measures they have taken to achieve high levels of sustainability in
their proposals, and strived to maximise the benefit offered to the local community.
Innovative sustainability ideas, the use of grey water, solar water heating, carbon neutral
heating solutions, etc. and the use of low carbon footprint solutions and sustainable
materials are strongly encouraged.
Proposed development should make use of sustainable and clean energy sources for hot
water and heating, such as ground-source heat pumps and solar. Systems requiring the
burning of fossil fuels should be avoided. Heating systems should have smart control
systems.

8.3.

Existing Housing
Sutton is a rural Bedfordshire parish, which has a small linear village at the centre. As at
March 2020, there are approximately 125 dwellings in Sutton parish. There are
considerably more detached and slightly more semi-detached properties, with
correspondingly fewer terraced houses and flats in Sutton compared to Central
Bedfordshire averages.
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The majority of households are owner occupiers in Sutton, with higher levels of properties
owned outright compared to Central Bedfordshire’s averages but slightly lower levels of
homes owned with a mortgage or loan. At the time of the 2011 Census data* being
recorded there were no shared ownerships properties in the parish. Levels of both social
and private rented properties were on a par with that of Central Bedfordshire. *Please
note the 2011 census data for Sutton has been merged with the parish of Eyeworth.
The General Questionnaire elicited a number of different views about development within
Sutton parish. There were several respondents who wanted no development at all, whilst
others were in favour of limited and sustainable development within the confines of the
linear village.
8.4.

Housing Need
Bedfordshire Rural Communities Charity (BRCC) were commissioned to carry out a
housing needs survey in January/February 2019 to identify the housing needs of local
people over the next 10 years. The Housing Needs Survey is a technical background
document to the Neighbourhood Plan.

8.5.

Affordable Housing Need
Analysis of the data from the housing need survey identified a very small need for
affordable housing within Sutton 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 split between
young adults/couples who want to move out of the family home and/or get on the housing
ladder and families wanting housing more suitable for their needs.
Affordable rented and shared ownership housing for local people in Sutton 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 to the housing needs survey, up to two households
with a local connection would be suitable for housing within a rural exception site
development, whether for rent, shared ownership or as part of a starter homes scheme.
Based upon this identified need a recommendation of two units of affordable housing is
made. The assessment from the data is that the two units could be broken down as
follows:
1 x 3 bed house (rent)
1 x 2 bed house (shared ownership or starter homes initiative)

8.6.

Market Housing Need
Analysis of the data from the housing need survey suggests that there is a very small need
for two-bedroom bungalows or retirement properties (e.g. houses built to Lifetime Homes
criteria) if Sutton is to meet the identified current and future needs of existing owner
occupier residents wishing to stay in the parish.
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.
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Demographic data, including the 2011 Census parish profile, shows the number of
households with dependent children in the parish is lower than national and CBC
averages, with a greater than average number of large detached houses which are
generally unaffordable for young people and families. There is a need to rebalance the
housing stock within the parish towards smaller homes, suitable for and affordable by
younger people and families with dependent children. This would also help sustain the
facilities, such as the school and church, within the parish.
8.7.

New Housing Development
As at 1st January 2020, granted planning permission already exists for 16 new (as yet
incomplete) dwellings within Sutton parish:
CB/16/00959/FULL – Clay End Farm, High Street, Sutton: 8 dwellings
CB/17/02365/REG3 – Village Farm, High Street, Sutton: 3 dwellings
CB/17/02622/REG3 – Village Farm, High Street, Sutton: 3 dwellings
CB/18/01486/FULL – 21 Biggleswade Road, Sutton: 1 dwelling
CB/17/05363/PADD – Rose Villa Court, Potton Road, Biggleswade: 1 dwelling
The emerging Central Bedfordshire Local Plan 2015-2035 has an allocation, known as
HAS48, for 24 dwellings at land adjacent to Millennium Wood at High Street, Sutton.
The outstanding permissions and Local Plan allocation represent a 32% increase in the
number of dwellings in Sutton.
When asked in the General Questionnaire about how many new dwellings they thought
Sutton could sustainably accommodate over the next 20 years, the majority (53%) stated
1 to 12, whilst 38% stated 13 to 30; only 10% thought that the parish could sustainably
accommodate more than 30 dwellings in the next 20 years.
There were a broad mix of views on the grouping of new homes, with a slight majority in
favour of a mix of locations with small and individual developments. When asked about
specific locations as to where new homes could sustainably be built within the parish there
were a wide variety of answers, though the field at Clay End, High Street, Sutton was, by
a large margin, the most commonly identified location.
Other common feedback related to new development included utilising unused
agricultural buildings, maintaining the linear nature of the village and that Sutton does not
need additional housing.

8.8.

Housing Policy
In setting out the Housing Policy, consideration has been given to the existing number of
dwellings within the parish, and also that many of the sites likely to be brought forward
will be small, therefore the threshold for the Housing Policy has been reduced to three
dwellings.
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Policy SG1: Housing
(a) For development of between three and nine dwellings, at least a third of
dwellings should be of 2 bedrooms or less, with a further third of 3 bedrooms
or less.
(b) The mix of accommodation in schemes of ten or more dwellings must respond
to local need, in particular through inclusion, as a predominant proportion of
the mix, smaller starter homes (2 bedrooms or less) and small family homes (3
bedrooms).
(c) Housing development in flood risk areas must demonstrate how the risks of
surface and fluvial flooding will be managed, both within the site and in terms
of impacts on the surrounding area. Sustainable Drainage Systems should form
part of the design of housing developments. Opportunities from development
to help secure enhanced maintenance or improved capacity of the urban
drainage network will be supported.
(d) Self-build homes are encouraged, especially where they meet specific local
needs or include innovative or creative design or superior environmental
performance.
(e) Homes that incorporate Lifetime Homes principles are encouraged.

Policy SG1 Interpretation
In considering the number of bedrooms in proposed homes, the Government’s
Technical housing standards – nationally described space standard March 2015,
which sets out minimum room sizes, will be taken into account.
The mix policy is intended to apply with the relevant Local Plan policy, but highlighting
the need for smaller housing and also setting the threshold to three houses or more.
Particular attention should be given to surface water flooding, sub-surface water,
fresh water springs and the extensive network of drainage ditches and streams.
Enhancements to the urban and ditch-based drainage networks may be necessary.
Further useful information may be found in the Background Evidence Report – Part 2
(Natural Environment).
Design, environmental, transport and other requirements for housing development
are set out in the other policies in this plan.
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8.9.

Rural Economy
The 2011 census indicated that in the parishes of Sutton and Eyeworth (which were
combined for census purposes) 18% of economically active people are self-employed,
compared to the national average for England of 9.8%. 10% of residents work at home,
which is double that of the 5% national average; just 4% of residents walk to work, well
below the national average of 11% (according to the 2011 census data).
The General Questionnaire for Sutton asked respondents if they worked in the parish of
Sutton, and 9% of respondents replied that they did. 11% of respondents indicated that
they regularly work from home.
One of the aims of the National Planning Policy Framework is to support a prosperous
rural economy. Planning policies should support sustainable growth in rural areas. The
Sutton parish includes a number of farms and the National Planning Policy Framework
supports the reuse of existing rural buildings, particularly for economic purposes, and
promotes the development and diversification of agricultural and other land based rural
businesses. It is considered important that the redevelopment, alteration or extension of
historic farmsteads and agricultural buildings should be sensitive to their distinctive
character, materials and form.
In the General Questionnaire, there was generally support for small-scale sustainable
development for small local businesses, particularly those which were related to rural,
equine, agricultural or forestry businesses. A small/village shop was suggested by several
respondents to the General Questionnaire (although viability may be an issue); however
concern was expressed about traffic levels, especially of goods vehicles, where it was felt
that the roads within the parish (except the B1040) and particularly in Sutton village itself,
are unsuitable for goods vehicles and that any development which encouraged increased
goods vehicle traffic could result in damage to precious heritage assets, including the
various listed buildings, the ford and the packhorse bridge.
Most dwellings in Sutton already benefit from fibre to the premises (FTTP) ultrafast
broadband. The gigabit technology is capable of speeds of over 1,000Mbps, with current
speeds restricted by the service providers to around 300Mbps downstream and 150Mbps
upstream. This gigabit broadband supports working from home and home-based
businesses, including high quality video conferencing and the uploading of extremely large
files, such as high-resolution video files.

Grey and Black Squirrels
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Policy SG2: Rural Economy
(a) Development to provide or expand local employment will be supported,
including uses to diversify the rural economy, agricultural sites or equine
activities.
(b) Development that provides facilities to support home working or local small
businesses will be supported.
(c) Support for employment related development is subject to there being no
significant adverse impact on the amenities of nearby residential properties or
the rural environment, including through noise, disturbance, dust, vibration or
additional traffic movements.
(d) New-build development must include, including to all new dwellings, fibre to
the premises (FTTP) or similar cable broadband infrastructure which supports
ultrafast (or better) broadband services.

Policy SG2 Interpretation
Design, environmental, transport and other requirements for employment-related
development are set out in the other policies in this plan.
The support for employment-related development is subject to consideration of
impacts, as set out in the policy.
Development to support home working or local small businesses could include coworking space or meeting facilities.

Bumblebee on Lavender
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As there is no gas supply within the village, and many houses are dependent upon oil and
coal for their heating the community felt that more sustainable forms of energy
generation could and should be used. There was general support for small scale, local,
sustainable energy schemes, such as ‘community schemes’ within the parish, with a
number of ideas being put forward by residents during the consultation activities, though
some residents were concerned about the adverse impacts that could come with such
schemes.

Policy SG3: Sustainable Local Energy Schemes
Small-scale schemes for local sustainable energy generation will be supported. This is
subject to there being no significant adverse impact on the amenities of nearby
residential properties or the rural environment, including through noise, disturbance,
dust, vibration, additional traffic movements or visual impact.

Policy SG3 Interpretation
Design, environmental and other requirements for sustainable local energy schemes
are set out in the other policies in this plan.

Harvest Time in Sutton
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9.

Design and Character
Sutton has a very wide variety of housing and building styles.
When asked what it is important in Sutton to preserve for the future, several respondents
entered the village style/linear nature in the free-text response to ‘other’. Another
common theme in the responses to the General Questionnaire and in face-to-face
consultation events was the desire the maintain the wide variety of styles of buildings
within the parish, Sutton is blessed with a great deal of variety of buildings and
respondents highlighted this as something they would like to maintain and ensure that is
accommodated in any new developments.

9.1.

Settlement Hierarchy and Settlement Envelope
The Central Bedfordshire Council Local Plan 2015-2035 defines Sutton as a Small Village
within the Settlement Hierarchy.
The built-up area of the village settlement is set within the Settlement Envelope which is
defined by Central Bedfordshire Council. Settlement Envelopes are designed to separate
domestic uses from countryside uses, such as agricultural land and are a statement of fact
representing the existing use on the ground. The Settlement Envelope is illustrated at
Appendix E (provided by Central Bedfordshire Council, consistent with the emerging Local
Plan).
The Central Bedfordshire Council Local Plans (both existing (DM4) and emerging (SP7))
have policies which restrict development outside Settlement Envelopes to retain and
protect open countryside from inappropriate development. In small villages ‘development
will be limited to infill development, small-scale employment uses, and community
facilities.’ Where an identified need exists for further community facilities (such as sports
and recreational uses) and there is no land is available within the settlement, a site
adjacent to the settlement may be granted planning permission.
Infill development can generally be defined as small-scale development for up to two
dwellings in a small gap as part of an otherwise built-up frontage, utilising a plot in a
manner which should continue to complement the surrounding pattern and grain of
development.

9.2.

Housing
As at March 2020, 51% of the dwellings in Sutton are detached houses, most of which are
four or five bedroomed houses. This is well above the average of 28.2% of detached
houses for Central Bedfordshire. 50.4% of the dwellings in Sutton are in council tax bands
E to H, with only 1% in council tax bands A or B. This, along with the evidence from the
Housing Needs Survey, shows a need to redress the balance of housing stock in Sutton
parish. Based upon the characteristics of Sutton, and also so as not to apply to small infill
developments, it is thought that developments of three or more dwellings should be able
to viably make provision for a mix of dwellings, whereas very small or individual
developments may not, hence the Housing Mix Policy applies to developments of three
or more homes.

Sutton Neighbourhood Plan - Made (Final) Version

69

25th June 2021

9.3.

Development in the Countryside and Conversion of Agricultural Buildings
When asked ‘Where do you think new homes could sustainably be built within Sutton
parish?’ a significant number of respondents commented that use should be made of the
existing unused agricultural buildings.
The emerging Central Bedfordshire Local Plan 2015-2035 contains provisions relating to
Development in the Countryside, including policies DC1, DC2, DC3, DC4 and DC5. These
provisions are particularly relevant for Sutton parish as Sutton parish is primarily a rural
and agricultural one. As well as long-established, substantive agricultural buildings,
Sutton has a number of sites which contain former light agricultural constructions such as
glasshouses, small huts, small sheds and similar which would not be appropriate for
conversion.

9.4.

Pattern of Development
The emerging Local Plan recognises that backland development can be harmful to
amenities of existing residents and departs from the existing pattern of development
(Policy HQ8). Backland development will not be encouraged in Sutton due to the linear
nature of the existing settlement and the rural character of the area.
In their response to the General Questionnaire many residents highlighted the existing
linear nature of Sutton village and felt that any future development should, as far as
possible, maintain the linear nature of the village. Developers should use innovative
designs and layouts to make appropriate use of available space, whilst still maintaining
the character and broadly maintaining the overall depth of the existing built form.
Protecting the tranquillity, rural nature and character of Sutton are important aims of this
neighbourhood plan. This is particularly applicable where Sutton has special
characteristics, for example, where there is a linear form hemmed in by countryside which
would be compromised by the establishment of a line of sporadic backland development,
harmful to the setting of the village. The removal of significant trees or established
hedgerows to facilitate a new development is unlikely to be supported.
Regard will be had to the extent to which development behind an existing frontage could
be repeated to create a number of tandem developments served by a multiplicity of
accesses. This form of development causes a detrimental change to the character of an
area, a lowering of standards of residential amenity and potentially a reduction in highway
safety. It is therefore unlikely that any backland or tandem development would be
possible in Sutton Village without compromising the pattern of development and
adversely affecting the rural character of the area.
However, in the unlikely event, due to individual site circumstances, backland or tandem
development is considered acceptable, then the normal policies relating to new
development need to be met, especially those relating to parking, access, and the impact
upon neighbouring dwellings (including privacy).
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9.5.

Views
Views are an important contributory factor of local distinctiveness, this includes views
within the village, from the village out into the open countryside and historic parkland,
from the countryside and neighbouring parishes back towards the village and from areas
within the parish which have a unique outlook over surrounding countryside and historic
parkland. These views should be retained. In addition, obstruction of views at the edges
of the village could reduce the visual relationship with the landscape.
The 1971 Conservation Area document for Sutton makes reference to both “The entrance
to the village from the west is the most interesting and attractive; the church is
approached through groups of trees with the Old Rectory immediately to the east of it,
the fall of ground being eastward”, and the “pleasant park-like character”. These views
and park-like character should be safeguarded from any development which impinges
upon them.
The Green Infrastructure Plan workshops identified seven views of importance within the
parish, these views are shown in Appendix J and new development should endeavour to
retain these:
•

Sutton Hill towards Sutton village

•

Looking south along BW3 (Lantern Lane)

•

Views towards Pegnut Wood and Potton from north of Sutton village

•

View into Sutton village along Church Road

•

Views east towards Cambridge and Royston, and west to Greensand Ridge

•

View from BW3 (Lantern Lane) northwards to Sutton village

•

View north-westwards from Sutton Road to Sutton village

Crops in Sutton
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9.6.

Design Code
It is important that any new development is of high-quality design, enhancing the local
character of the parish. Sutton Parish is set within a rural landscape, with many views of
the open countryside. Every effort needs to be adopted to ensure new developments
respect this. The National Planning Policy Framework states that developments should
respond to local character and history, while not preventing or discouraging appropriate
innovation, and highlights the role that Neighbourhood Plans can have in developing
design policies reflective of the local area.
The Sutton General Questionnaire highlighted the support from respondents for houses
to be varied and non-uniform in design, to be in keeping with nearby properties, and for
each to have their own garden. Suggestions of how new developments could be well
designed and built were given, with many respondents mentioning the use of
environmentally friendly materials and technology, with houses being eco-friendly and
energy efficient.
Community engagement identified several key features of the buildings within the parish
that respondents would like to see included in future developments, these included
housing design styles, such as the distinctive ‘Burgoyne Style’, the broadly linear form to
the village, the open aspect to the majority of frontages, the importance of wildlife and
tranquillity, as well as some materials, as well as some individual and distinctive features.
In response to the General Questionnaire, 96% of respondents were in favour of the
neighbourhood plan including design requirements for new development. The Steering
Committee commissioned AECOM, through a Ministry of Housing, Communities and Local
Government (MHCLG) technical support package, to produce a set of Design Codes for
Sutton.

Peacock Butterfly Caterpiller in Sutton
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Policy DC1: Local Distinctiveness and Character
(a) Development proposals should demonstrate that they have had regard to the
guidelines and design principles set out in the Sutton Design Code.
(b) Development must complement the character of the surrounding context
(including any heritage assets which might be present) in terms of scale, height,
massing, gaps between properties, garden provision, and degree of setback
from the road.
(c) The treatment of site boundaries to roads must reflect the rural character of
the area by including hedgerows, low walls (below 1 metre) of sandstone or
other local materials. Existing boundary hedgerows or sandstone walls should
be retained and incorporated into development. Where pre-emptive action has
been taken to remove existing hedgerows or sandstone walls, reinstatement
will be expected as part of any development scheme.
(d) Development on the edge of the built and rural area must include suitable
boundary treatments, such as hedgerows and landscape design, to create a
green transition between built and rural areas.
(e) Development should respond to the topography and natural features of sites
and their context, including allowing views to the surrounding countryside in
the design and layout, and, where feasible, retaining the views identified in
Appendix J.
(f) Building materials must be of high quality, to complement the local character
of the area, in particular in areas of historic or landscape sensitivity. Use of
locally sourced, recycled or low-embodied energy materials is strongly
encouraged.
(g) Variation of house types should be used, so as to respond to and enhance the
architectural diversity of the area. This includes variety in materials, built forms
and styles.
(h) Innovative, creative, site-specific design is encouraged, including green
buildings with superior environmental performance.

Bullfinch in Sutton
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Policy DC1 Interpretation
The policy should not be interpreted as imposing stylistic copying or suppressing
creativity. Indeed, a key part of the character is the architectural diversity of the area.
Local walling materials include red and yellow brick, render and tile hanging. Local
roofing materials include slate, plain clay tiles and thatch. Surface materials include
gravel. Traditional windows are timber-framed. Further information can be found in
the Sutton Design Code.
Design and access statements, where required, provide an opportunity to
demonstrate how the needs of the policy have been addressed.
‘Pre-emptive action’ refers to situations where features have been removed prior to
planning applications being determined.

9.7.

Sutton Character Areas
The buildings in Sutton have a wide variety of styles and characteristics; there is no
dominant, common characteristics across the parish, but rather, the parish comprises a
variety of buildings and spaces that demonstrate the evolution of its growth over
centuries. Although Sutton has a wide variety of styles and characteristics, the parish does
have a number of distinct Character Areas:
SCA1 High Street (East) – a variety of more modern housing, interspersed with some
character period houses, generally of two storeys with some single storey, all
with good sized gardens, broadly linear in form;
SCA2 High Street (West) – a mix of character houses and styles (usually no more than
three of any particular style), including several listed buildings, varied and
sympathetic to the conservation area, generally of two storeys, broadly linear
in form;
SCA3 Church Road – very large individual style detached houses, set centrally on
large plots, all with plenty of off-street parking, generally of two storeys with
some single storey, broadly linear in form;
SCA4 Sutton Crossroads – semi-detached houses (with the exception of one new
infill), mainly all of the same 1920s period, all two storeys, all with good sized
gardens and off-road parking, linear in form;
SCA5 Non-village locations – traditional farmhouse style buildings, often with nearby
agricultural buildings.
Further supporting information on the Sutton Character Areas is contained within the
Background Evidence Report.
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Sutton Character Area 1

Sutton Character Area 2

Sutton Character Area 3

Sutton Character Area 4

Sutton Character Area 5

Sutton Ford
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Policy DC2: Sutton Character Areas
Within the individual character areas, development should complement the existing
character and built form of these localities. The characteristics of each area are listed
below (see plan DC2):
(a) High Street (East) (SCA1 on the plan), predominant characteristics are:
architectural variety, mainly with frontages set back behind front gardens with
larger rear gardens;
(b) Church Road (SCA3 on the plan) – predominant characteristics are:
architectural variety, buildings set well back on large plots, extensively
landscaped frontages with hedgerows and trees to the front boundaries
partially screening the properties from view from the road;
(c) Sutton Crossroads (SCA4 on the plan) – predominant characteristics are:
mainly with frontages set back behind front gardens with larger rear gardens.

Policy DC2 Interpretation
This policy adds some detail to the application of policy DC1, it is intended to ensure
development enhances the positive features for areas where there is particular
character within Sutton.
Further information is available in the Sutton Design Code.
The policy should not be interpreted as imposing stylistic copying or suppressing
creativity. Indeed, a key part of the character is the architectural diversity of the area.
Design and access statements, where required, provide an opportunity to
demonstrate how the needs of the policy have been addressed.
Reference should also be made to policy HE6 Sutton Conservation Area which includes
SCA2. SCA5 is adequately covered by policies elsewhere.

A Goldfinch in Sutton
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Plan DC2: Sutton Character Areas
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9.8.

Health and Wellbeing
Our environment greatly affects our health. At its most extreme, the World Health
Organisation estimates that globally, 12.6 million people die each year as a result of living
or working in an unhealthy environment (World Health Organisation, 2016). In the UK,
some of the nation’s greatest health challenges, such as obesity, mental health issues,
physical inactivity and the needs of an ageing population are influenced by the quality of
our built and natural environment (Public Health England, 2015-16).
The Government’s 25 Year Environment Plan (2018) recognises that access to nature is
important to physical and mental health.
Many residents of Sutton have chosen to live in the parish because of the rural and
tranquil nature of the area. In responding to the General Questionnaire, 99% of residents
said that it was Extremely Important or Fairly Important to preserve the peace and
tranquillity of Sutton. 97% of residents said that it was Extremely Important or Fairly
Important to preserve the dedicated (car free) footpaths and bridleways, and 98% of
residents said that it was Extremely Important or Fairly Important to preserve the natural
environment and biodiversity.

9.9.

Crime
Becoming a victim of crime, or living in fear of crime, especially for the elderly and
vulnerable, can have a significant effect on people’s wellbeing. Adopting standards to
help reduce the opportunity for crime can help reduce crime and help people feel safer in
their homes and their neighbourhood.
Crime Prevention through Environmental Design (CPTED) is an international crime
prevention 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.

Designing street layouts well, so as to maximise lines of sight, reduce hidden publicly
accessible areas, avoid hidden parking spaces, and ensure that vehicular and pedestrian
routes are visually open, direct and well used should reduce the opportunities for antisocial behaviour and crime.
Community spaces, such as play areas, games areas and utility areas have the potential to
generate crime, the fear of crime and anti-social behaviour. These should be designed to
allow natural surveillance from nearby dwellings with safe and accessible routes for users
to come and go. Boundaries between public and private space should be clearly defined
and open spaces should have sympathetic features which prevent unauthorised vehicular
access. Community spaces should not immediately abut residential buildings.
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Dwellings and garages should be well designed and built with security and safety in mind.
They should be fitted with doors, windows, locks, etc. that meet the latest relevant safety
and security standards, and such that occupants can easily see who is approaching or
outside their property, particularly at external doors.

Policy DC3: Sustainable Design
(a) New-build development must include landscape design and infrastructure as
an integral part of the design and layout of development including, where
appropriate, paths and green spaces and sustainable drainage, including
permeable hard surfaces.
(b) Landscaping planting should include a variety of local species of trees and
shrubs, including tree planting within the garden space of new dwellings.
(c) The layout of new-build development must: prioritise pedestrian convenience
and safety by linking to surrounding footpaths where possible and the creation
of safe and attractive paths within the development, and, encourage better
accessibility for all (including people with disabilities), to, within and from the
development.
(d) New-build development must include active frontages (with windows) to
adjacent streets and spaces, to provide natural surveillance.
(e) New-build development should be designed and located to avoid and minimise
adverse impacts on existing properties, by reason of proximity, access for
maintenance, over-shadowing and loss of light.
(f) New dwellings must include screened storage for bins and recycling, located
away from street frontages.
(g) The orientation of new dwellings should take account of natural light, solar gain
and summer over-heating.
(h) Particular support is given to development that incorporates green design
features, such as surface water harvesting, storm water harvesting, grey water
collection and reuse, on-site energy generation, green walls, green or brown
roofs, or other green features.

A Blackbird in Sutton
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Policy DC3 Interpretation
The requirement for landscape design to be an integral part of the design and layout
of development is intended to address the problem of poorly designed development,
based just on highway hierarchies, division into plots and planting of leftover land.
Landscape infrastructure should be considered first.
Native trees and hedge species include: ash, beech, blackthorn, crab apple, English
elm, English oak, hawthorn, hazel, holly, hornbeam, rowan, sessile oak, silver birch,
wild service trees and wych elm.
The Woodland Trust provides some useful guidance on native tree species and tree
planting guidance.
Landscape design should take account of future maintenance needs, so that the
quality of the space is maintained.
The policy places emphasis on pedestrian convenience and safety. Pedestrian
permeability and connectivity need to be carefully considered to comply with the
policy.
In complying with the policy and undertaking greener development, it may be helpful
to refer to the standards of BREEAM (Building Research Establishment Environmental
Assessment Method), Design Council’s Building for Life 12, and the Building with
Nature Benchmark.

9.10. Clay End, High Street
In response to the General Questionnaire, 96% of respondents agreed (23%) or strongly
agreed (73%) that Sutton Neighbourhood Plan should include design policies for any new
homes to be built in Sutton. At the time of writing the plan, it was anticipated that the
most significant area of development in Sutton would be the CBC allocation known as
HAS48, for 24 dwellings at land adjacent to Millennium Wood at High Street, Sutton.
Accordingly, the Sutton Neighbourhood Plan Steering Group engaged professional
consultants to develop a suitable design for this location.
The site at Clay End, High Street, Sutton has a number of features which need to be
considered in the design, these include:
•

the site is bounded by trees and hedgerows, including Sutton Millennium Wood
immediately to the south of the site and an important wildlife hedge and ditch to
the northern boundary of the site;

•

the site is slightly sloping, with surface flood water risk just beyond the boundary
of the site and a spring/pond to the south of the site (in Sutton Millennium Wood);

•

development should follow the existing style of the Character Area, in particular,
the site sits in the Sutton Character Area 1;

•

a suitable mix of housing types should be provided in line with policy SG1 Housing;
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•

the linear form characteristic of the village should be preserved and maintain the
ribbon development as well as the variety in housing orientations as seen in the
rest of the village;

•

pedestrian paths are included in the design creating connections with the
surrounding footways and the open space proposed at the northern part of the
site;

•

the existing natural and wildlife assets, like the ditch and boundary hedge, should
be preserved and the eastern side of the boundary should respect the green area
and wet zone created by the drainage ditch and small natural springs nearby;

•

the two mature trees at the north-east corner of the site should be preserved;

•

the vehicle access points should be in the form of a bridge, when being above the
ditch, so as to preserve it as wildlife asset and the boundary hedges that are cut
should be substituted to the eastern boundary;

•

on-plot parking is proposed for the site, on-street parking and parking courts
should be avoided in the village and parking at the proposed open space and
habitat buffer will not be permitted;

•

eco-design should be promoted and houses should be more environmentally
friendly;

•

local materials should be used such as sandstone and yellow or red brick.

Policy DC4: Clay End, High Street
(a) Development of the Clay End site must retain and enhance the front boundary
ditch and hedge.
(b) A green landscaped space must be provided between the hedge and the front
boundary or road of the housing development.
(c) The rear boundary to Sutton Millennium Wood must include boundary and
landscape treatment to provide a green edge to the development.

Policy DC4 Interpretation
The policy reinforces the principles from the Design Code and Masterplan for Clay End,
High Street. Reference to these may be helpful in complying with the policy.
The landscape strip is required to achieve a suitable degree of set-back for the
housing and to retain some of the wildlife value in the existing undeveloped area.
The ‘High Level Framework’ masterplan below illustrates how the requirements of this
policy could be met.

Sutton Neighbourhood Plan - Made (Final) Version

81

25th June 2021

Design Code Extract: High Level Framework Masterplan for Development at Clay End,
High Street
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10. Recreation and Community Facilities
10.1. General
There are few facilities in the parish. Sutton has no healthcare facilities. GP surgeries and
dental surgeries are in the nearby towns of Potton and Biggleswade. The nearest hospitals
are in Bedford, Stevenage, Cambridge and Huntingdon.
Sutton has a small lower school, Sutton V.A. Lower School, in the village. The nearest
middle schools are in Potton and Biggleswade. The nearest upper schools are in Sandy and
Biggleswade. Sutton has an independent OneSchool Global school within the parish, but
outside of the village.
Sutton has a farm shop within the parish, although this is not easily accessed from the
village. Residents generally shop in the nearby towns of Potton, Biggleswade and Sandy.
The nearest Post Office is in Potton. The nearest banks are in Biggleswade.
It is really important that such facilities are retained to support the community,
particularly those who do not have access to a car.
10.2. Countryside Walking and Cycling
Walking in the countryside on the local public footpaths and bridleways is popular with
many residents and visitors to the area. Visitors from nearby towns visit Sutton
specifically to enjoy the tranquil location and pleasant countryside walking. 83% of Sutton
residents indicated in response to the General Questionnaire that they frequently use the
local public footpaths and bridleways.
Whilst Sutton is passed through by some cycling clubs and groups (especially on a Sunday
morning), cycling as a more general form of recreation amongst residents is limited due
to the lack of suitable and safe routes. Apart from in the village itself, most of the roads
within the parish are fast, slightly twisty and narrow roads with a national speed limit
which are not conducive to safe cycling. There are no designated cycle paths in the parish.
10.3. Equestrian
With an extensive network of bridleways and other routes, horse riding is a popular
activity in Sutton with residents and visitors alike. Sutton has at least one member of the
community who actively uses horseback as a means of transport.
Sutton has an active riding school business in the centre of the village, which attracts
clients from the surrounding areas.
The Skylark Ride is a series of circular routes for horse-riders ranging in length from 6 to
20 miles (10 to 32 km). The routes travel through the countryside in east Bedfordshire
with a short section in Cambridgeshire, following public bridleways and permissive
bridleways with some road sections. This circular route starts in the centre of Sutton
where the ‘Lantern Lane’ bridleway (BW3) joins the High Street, close to the
John O’Gaunt Inn.
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10.4. Gardening
Gardening is a popular pastime of many residents. Most of the houses in the parish have
relatively large gardens, the majority of which are well kept and maintained
sympathetically for the benefit of wildlife and biodiversity, as well as the human residents.
Many residents grow their own fruit and vegetables.
10.5. Clay End Allotments

Sutton Allotments (Clay End)
The Ordnance Survey map of 1900 shows a number of allotments in and to the east of the
village centre.
There are currently four allotments on land near Sutton Clay End Crossroads. There are
no facilities at the allotments. Sheds and greenhouses are not allowed. The land is leased
by Sutton Parish Council from Central Bedfordshire Council. The number of plots appears
adequate for the current population of Sutton, though the addition of a water supply
would be welcome.
10.6. Social Events
Sutton is blessed with a number of groups who meet regularly, organise events, or both.
This helps create a strong sense of community and also helps support to some older
residents in the parish. Many of the groups meet regularly in the village hall.
Due to the current age profile of the residents, there are few activities or groups for
younger people.

Brown Argus Butterfly in Sutton
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10.7. Sutton Village Hall

Sutton Village Hall
Sutton Village Hall is well used, including by the school, residents, local organisations (e.g.
the parish council) and groups/clubs alike. It is conveniently located at the centre of
Sutton village. The village hall has a small amount of parking and a great outdoor space,
including a pizza oven and barbeque, which is used for many activities. In response to the
General Questionnaire, there were many comments and suggestions about the village
hall. As a theme, the strong village community and its many activities prominently
featured in the responses to questions. In this context the village hall was highlighted as
the central place where the community meets for activities and to socialise. The
community and village hall activities were considered to be the second most favourite
thing in Sutton after the Packhorse Bridge and Ford.
The village hall is run by the Sutton Village Hall Committee (a charity). The Committee
tries to ensure that all local groups and regular hall users are represented on the
committee. The main aim of the charity is to provide the local community with an
attractive venue that can be used for a variety of activities and events. The Committee
also organise events that provide an opportunity for local people to meet and to socialise.
In response to the General Questionnaire, 97% of respondents felt it was important to
preserve Sutton Village Hall for the future. However, the current hall is quite old and is
limited in terms of capacity and facilities. Improvements to the hall, or building a new
hall, was mentioned frequently as something a developer should contribute to.
An area of land immediately north of the current village hall and west of the school playing
field has been identified as a proposed location for a new village hall and additional car
parking to serve the village hall, school and High Street area. The area of land is shown in
Plan CF1. This site has been selected as it is a central location and easy walking distance
for the whole village, it is within easy access to the school (the school make use of the
village hall for some activities), the additional parking provision in this location could serve
several purposes, including:
•

parking for village hall users;

•

additional parking for school drop-off and pick-up;

•

additional residents parking to alleviate the historical inadequate off-street
parking in this area.

Sutton Neighbourhood Plan - Made (Final) Version

85

25th June 2021

Policy CF1: New Village Hall and Car Parking
(a) Land to the north of the current village hall (see plan CF1) is allocated for a new
village hall.
(b) Parking spaces will be provided both for the village hall and to serve existing
village amenities.
(c) Planting will be required to provide a landscaped setting for the new hall and
car park.
(d) Development of the site for purposes unrelated to community uses will not be
supported.

Policy CF1 Interpretation
Design, environmental, transport and other requirements for development of the site
are set out in the other policies in this plan.
Development of the site provides an opportunity to provide an exemplar in terms of
green building and landscape design.

Hay Bales in Sutton at Harvest Time
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Plan CF1: Site Allocation, New Village Hall
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10.8. Church Field

Church Field, Sutton
Church Field is the main village green and play area for Sutton village, it is used regularly,
particularly during large village events, including the popular annual Sutton Duck Race.
Church Field adjoins the packhorse bridge, Potton Brook and the John O’Gaunt Golf
Course. It is within the Sutton Conservation Area.
10.9. Church Field Play Equipment

Church Field Play Equipment
Church Field has a small amount of children’s play equipment in the north-west corner.
The equipment is limited and quite old. The majority of dwellings in Sutton are outside of
the Fields in Trust recommendation of 400m walking distance for locally equipped areas
of play.
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When asked for free text responses to the optional question: “Suggestions for
improvements that will benefit community” in the General Questionnaire, 18% of
responses identified a desire to enhance and/or replace the play equipment.
10.10. Sutton Crossroads Playing Field

Sutton Crossroads Playing Field
There is a small playing area to the rear of the houses on Sutton Crossroads. The area is
accessed by a footpath which runs adjacent to one of the houses. There are no facilities
in the Sutton Crossroads Playing Field.
Sutton Crossroads Playing Field received the lowest rating of importance for such features
in the General Questionnaire, however it is an important space for the residents of Sutton
Crossroads as these residents cannot reach other spaces within the parish, such as Church
Field, without crossing the busy B1040 Biggleswade Road.
10.11. The Farm Shop (currently BGs Farm Shop and Café)
Sutton has a farm shop and café within the parish; however, this is not easily accessed
from the village, due to both the distance from the village centre (2km) and the lack of
safe walking and cycling routes.
10.12. The John O’Gaunt Inn
The John O’Gaunt Inn stands in the centre of village. It was first licensed in 1835, having
been created from three thatched cottages dating back to the 1700s. The building itself is
Grade II listed. It takes its name from the 1st Duke of Lancaster, son of King Edward III,
whose son Henry, Earl of Derby held the manor of Sutton in the 14th Century. The pub
serves good food, it is popular with both residents and visitors throughout the year, the
pub is described in the 2020 Michelin Guide as “Well-run by experienced owners, this is a
cosy, honest village inn with a fire-warmed bar, a smart dining room and delightful
gardens overlooking wheat fields.”
The owners of the pub kindly allow parents of the children who attend Sutton V.A. Lower
School to use their car park at school drop-off and collection times.
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10.13. The John O’Gaunt Golf Courses
The John O’Gaunt Golf Club is described on their web site as: “a premier club in
Bedfordshire offering two superb and challenging 18-hole golf courses.” The club has two
18-hole courses. The first occupies Sutton Park and is named the John O’Gaunt course
and the second, named the Carthagena Course, was established on former farm-land to
the north of Sutton Park. The clubhouse is in the former Burgoyne manor house of Sutton
Park.
The golf club maintain the beautiful parkland grounds of Sutton Park and manage the land
is a positive, wildlife friendly way. The staff regularly carry out wildlife surveys and
positively create habitats for a number of important and rare species.
The club attracts members from a wide area who generally travel to the course by car.
The entrance to the golf club is outside the village on the B1040 Biggleswade Road.
10.14. OneSchool Global – Biggleswade Campus
The OneSchool Global – Biggleswade Campus school is an independent school taking
children from 7 to 18 years of age. The Guiding Principles of this school are based on the
teachings of the Holy Bible, as believed, taught and practised by the Plymouth Brethren
Christian Church.
The school is outside of the village. The March 2018 Inspection Report states that the
school admits children from Plymouth Brethren families in Hertfordshire, Bedfordshire,
Cambridgeshire, Middlesex and Barnet who mainly travel to school by minibus; it states
that there were 146 students on roll, including 24 in the sixth form.
10.15. Sutton V.A. Lower School
Sutton V.A. Lower School is a small, outstanding lower school for up to 75 children. The
school currently takes children from 4 to 9 years of age. Most of the children who attend
the school come from the nearby towns of Potton and Biggleswade. The school is
voluntary aided and has very close links with All Saints Church (Church of England).
The school building itself dates from 1870, though it has been expanded a number of times
since. The school sits on a small, narrow plot at the centre of the village with a good-sized
playing field to the rear. Most of the children who attend the school live outside of the
village, with almost all of them arriving by car.

Meadow Brown Butterfly in Sutton
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Sutton V.A. Lower School
10.16. All Saints Churchyard
All Saints Church is an active Church of England parish church. The churchyard is currently
open for burials, though grave space is almost depleted.
The only cemetery directly serving Sutton is the graveyard of the parish church of All
Saints, located in Church Road. As at January 2020, there were approximately eight full
burial plots remaining plus ten plots for cremation remains.
Although Sutton only has a relatively small population (which will grow with the 32%
increase already approved and expected in the medium term), Sutton does have a
significantly higher than average age profile for the population (2011 census data for
Sutton & Eyeworth indicates 22.2% aged 65 or over - UK/CBC average c16%), our General
Questionnaire for Sutton (which didn’t include Eyeworth) indicates 28.5% of the
population aged 65 or over, though the true figure is likely to be around 25%.
In the past ten years there are an average of two new applications for burials and three
for ashes interment each year meaning that the space will be filled during the plan period.
Allowing for a 32% increase in the population of Sutton (calculated upon already approved
growth and likely medium-term growth), and based upon 66% of full burials requiring new
grave spaces and 71% of cremation remains requiring new grave spaces, there is an
identified need, over the plan period, for additional burial space in Sutton.
In order to ensure there is capacity available over the long term, it is considered that space
to allow for a further 100 years of burials is reasonable. This creates a need for additional
space to accommodate 166 new graves for full burials and 271 new graves for cremation
remains. Allowing 1,750 full burial graves per hectare and 3,000 cremation remains graves
per hectare, this will require approximately 0.2 hectare of space. The proposed area of
land is shown in Plan CF2. The site has been selected as being the nearest and only
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practical and available plot close (within pallbearer walking distance) to the existing
church and churchyard. The site is not subject to flooding, is sufficient distance away from
the nearest watercourse (Potton Brook) and ground conditions are expected to be
suitable for use as a cemetery. The site is currently owned by Central Bedfordshire Council
who have been consulted in making this allocation. The site would be accessed from
Church Road, in the vicinity of the existing field entrance.

Policy CF2: New Cemetery
(a) Land to the south of Church Road (see plan CF2) is allocated for a new cemetery.
(b) Development of the site for other purposes will not be supported.

Policy CF2 Interpretation
Design, landscape and other requirements for development of this site are set out in
the other policies in this plan.
Development of the site provides an opportunity to provide an exemplar in terms of
landscape design.

Harvesting at Sunset in Sutton
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Plan CF2: Site Allocation, New Cemetery
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Policy CF3: Community Facilities
(a) New community facilities or the expansion of existing community facilities is
supported, subject to there being no significant adverse impact on the
amenities of nearby residential properties, including through noise,
disturbance, dust, vibration or additional traffic movements.
(b) Development leading to the loss of community facilities will not be permitted
unless:
i.
ii.

similar facilities of equal or better quality and accessibility for users,
are provided in close proximity, or:
it can be demonstrated that the facility is no longer economically
viable, including having marketed the site at market value for a period
of at least 12 months.

(c) Local community facilities of particular importance are:
• Sutton Village Hall and Grounds, High Street;
• Church Field Recreation Ground, Church Road;
• All Saints Church and churchyard, Church Road;
• The John O’Gaunt Inn (Public House), High Street;
• Sutton Voluntary Aided Lower School and Playing Field, High Street;
• The Farm Shop and Café, Biggleswade Road (north side);
• Clay End Allotments, Sutton Hill.

Policy CF3 Interpretation
Design, environmental, transport and other requirements for development of local
community facilities are set out in the other policies in this plan.
It is recognised that, in practice, there may limited control over some changes of use,
especially following recent substantial changes to the Use Classes Order.

Greater Burdock
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11. Infrastructure, Transport and Rights of Way
11.1. General
Sutton is a rural parish, and the village is some distance away from almost all facilities and
services. Sutton village is 2km south of the small market town of Potton, some 5km southeast of Sandy and 4km north-east of Biggleswade. The parish boundary adjoins that of
towns of Biggleswade, Sandy and Potton, as well as rural parishes of Wrestlingworth,
Eyeworth and Dunton.
Like many rural areas, Sutton has high car ownership and usage. The 2011 census
indicated that in the parishes of Sutton and Eyeworth (which were combined for census
purposes) 64% of households have two or more cars/vans, double the average of 32% in
England; 10% of residents work at home, which is double that of the 5% national average;
just 4% of residents walk to work, well below the national average of 11% (according to
the 2011 census data). This exacerbates the problems with transport and car parking in
the village (particularly for parking in the High Street).
In response to the General Questionnaire for Sutton, 45% of all respondents indicated that
they travel to work outside of the parish. 97% of respondents indicated that their usual
mode of transport included the car. 20% of respondents regularly use the train, and of
those 76% use Biggleswade station, with 18% using Sandy station.
Sutton is covered by Central Bedfordshire Council’s ‘Potton Local Area Transport Plan
Incorporating Dunton, Edworth, Everton, Eyeworth, Sutton, Tempsford and
Wrestlingworth and Cockayne Hatley’ (2013).
The parish of Sutton has no major roads, although the B1040 road that links Biggleswade
and Potton runs through the parish. The A1 is 6km from Sutton village.
The nearest railway stations are at Biggleswade (5km) and Sandy (7km), where there is
limited parking. There is an infrequent bus service.
The travel distances to local services from Sutton village are as follows:
•
•
•
•
•
•
•
•
•
•

Pharmacy - 3km
GP surgery - 3km
Hospital - 22km
Railway station - 5km
Job Centre - 5km
Upper School - 5km
Post Office - 3km
Local shop - 3km
Supermarket - 5km
Farm shop - 2km

Scarlet Tiger Moth in Sutton
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11.2. Energy
Sutton is served from the electricity distribution grid by overhead power lines, with only
the electricity cables within the village being underground. As such the electricity supply
is subject to disruption, especially during periods of adverse weather such as high winds
and snow.
Sutton is not connected to the mains gas supply.
Most households rely on oil fired heating and hot water systems, supplemented with
electricity and burning wood and coal.
11.3. Water and Waste Water
Sutton is connected to mains water and most properties in the village are connected to
mains sewerage.
11.4. Broadband
Most of Sutton is connected to Openreach fibre to the premises (FTTP) technology
currently providing speeds of up to 300Mbps.
11.5. Mobile Coverage
Most networks claim to have good outdoor 4G coverage in Sutton, however in reality
coverage on all networks, particularly indoor coverage, is very patchy with service
generally being provided by masts in Potton, Biggleswade and Sandy. Many households
need to use a signal booster in order to get reception.
11.6. Public Transport
Sutton has an infrequent (approximately 2 hourly) bus service on six days per week, with
buses to Hitchin, via Biggleswade and to Sandy via Potton and Gamlingay. The first bus to
Sandy departs at 8:37am, arriving in Sandy at 9:14am. The first bus to Biggleswade
departs at 9.52am, arriving in Biggleswade at 10.06am. The last bus from Biggleswade to
Sutton departs at 4.40pm. The last bus from Sandy to Sutton departs at 5.42pm. The
timing of the bus service means that it is not generally practical to use the bus service for
commuting to and from work.
On a Wednesday (once per week) there is a community bus from Sutton to Cambridge,
departing at 9.29am, arriving at 10.15am and then returning at 2.03pm.
In the General Questionnaire, 19% of respondents commented in free text responses that
they would use the bus service, rather than car or taxi, if the buses were more regular and
better connected.
There are two railway stations within reasonable travel distance of Sutton: Biggleswade
and Sandy. Biggleswade and Sandy are difficult to access via public transport as the
timetables are limited and not integrated. Parking at all both stations is extremely limited,
with car parks often being full by 8am on weekdays.
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Once at the station, the rail service north-south (e.g. to and from London and
Peterborough) is excellent. East-west routes are far more difficult and involve travel via
London, Hitchin or Peterborough.
11.7. Cycling
Whilst Sutton does have a number of bridleways, Sutton does not have any dedicated or
shared cycleways. The bridleways are generally unsuitable for routine cycling, e.g.
commuting or trips to local services, due to their muddy, uneven and rural nature.
The road network outside of Sutton village does not lend itself to cycling, particularly at
night, as the roads are fairly narrow, are unlit and meandering, and generally national
speed limit roads, making cycling extremely hazardous.
There was strong support in responses to the General Questionnaire and Green
Infrastructure Plan consultation for safe (off-road) cycle routes to Biggleswade and
Potton.
11.8. Pedestrians
Sutton parish has an extensive network of public footpaths and bridleways. Some of these
would significantly benefit from additional connections, as highlighted in the Green
Infrastructure Plan. 83% of residents use the local public footpaths and bridleways,
however this is mainly for leisure purposes (as only 4% walk to work).
There are no safe, paved footpaths to either Sandy or Biggleswade. There is a roadside
pavement along the B1040 to Potton; this pavement is narrow in places and unlit with
vehicles (including heavy goods vehicles) passing at the national speed limit. There are
pavements through the majority of the village.
Most of the children who live in the village travel to the independent school in the parish.
They travel to the school by car as there is no footpath between the village and the
independent school.
Travel to the farm-shop and café in the parish is almost exclusively by car, as they are not
on the footpath or bridleway network.
When asked if suitable, safe walking and cycling routes were available, would you walk or
cycle to the following from Sutton? 86% of respondents indicated that they would walk
or cycle to Potton; with 53% indicating that they would walk or cycle to Biggleswade; and
36% to Sandy.
When asked what would encourage them to walk, cycle or use the bus service rather than
a car or taxi, the majority of respondents indicated that proper, safe cycle routes and safe
footpaths would encourage them. Biggleswade (railway station and retail park) were the
most frequently requested destinations for new safe cycle routes and footpaths.
11.9. Equestrian
With an extensive network of bridleways and other routes, horse riding is a popular
activity in Sutton with residents and visitors alike. Sutton has at least one member of the
community who actively uses horseback as a means of transport.
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Sutton has an active riding school business in the centre of the village, which attracts
clients from the surrounding areas.
The Skylark Ride passes through Sutton, including along Lantern Lane (BW3).
11.10. Roads
In terms of traffic, apart from the B1040, the roads in Sutton parish are narrow, most just
have room for two cars to pass in opposite directions, but no room to easily accommodate
lorries. Some of the roads are single track country lanes with passing places. None of the
roads, including the B1040, allow for the passing of cyclists or pedestrians without causing
danger and/or disrupting the flow of traffic.
The roads in Sutton parish, although minor, are often very busy with traffic passing
through the parish to other nearby towns and villages, particularly at commuting times
given the position of Sutton in relation to the A1 trunk road, to Biggleswade and Sandy
and the positioning of Sutton between Biggleswade and Cambridge.
There are a significant number of movements of large agricultural vehicles, these often
require the majority of the width of the road to travel, particularly at ploughing and
harvest times.
There is a 7.5 tonne goods vehicle prohibition in force through Sutton village, however
this does not apply to the lorries based at or delivering to Sutton farms and businesses.
The main road through Sutton village is forded where it crosses Potton Brook beside the
Grade II* listed packhorse bridge. The ford is permanently in water and can become
impassable due to the depth and speed of the water after periods of heavy rain. In severe
cold weather (even in dry conditions) the road for some distance either side of the ford
can become dangerous because of the icy road caused by water dripping off of vehicles
which have passed through the ford then freezing on the road surface. The road is not on
the routine salting routes for Central Bedfordshire Council and cannot be gritted/salted in
any event due to the pollution this would cause to the waterway.
Residents have highlighted the following concerns in relation to road traffic:
•
•
•
•
•
•

the speed and volume of traffic on the B1040 through Sutton Crossroads;
the speed and volume of traffic passing though the ford, next to the packhorse
bridge;
the speed of traffic along Church Road and High Street;
the volume of traffic relating to Sutton V.A. Lower School;
the volume of traffic ‘rat-running’ through Sutton from Biggleswade towards
Cambridge at commuting times;
the speed and volume of traffic along Sutton Road to/from the A1 towards Potton,
Gamlingay and Waresley, with multiple collisions occurring at Clay End crossroads.
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Sutton Ford
11.11. Parking
Sutton is a rural parish, where the only practical option to travel outside of the village is
by car. In response to the General Questionnaire, 97% of respondents indicated that they
usually use travel by car. 2011 Census data shows that 64% of households have two or
more cars/vans, which is double the national average. This leads to parking problems in
the High Street area, where several of the houses do not have sufficient off-street parking.
Almost all (95%) of the pupils who attend Sutton V.A. Lower School live outside the parish
and travel to school by car. Despite the kind arrangement from the owners of the
John O’Gaunt Inn opposite the school, this still creates severe parking and traffic problems
in the High Street at the beginning and end of each school day, with the road sometimes
becoming gridlocked for a period of time. The largest proportion of the parking related
comments in the General Questionnaire related directly to Sutton V.A. Lower School.
There is no parking for All Saints Church, with cars parking along the length of Church Road
for large services such as weddings, baptisms and funerals, and for the regular Friday
service which usually has around 100 attendees.
The village hall and John O’Gaunt Inn both have small car parks.
An area of land immediately north of the current village hall and west of the school playing
field has been identified as a proposed location for a new village hall and additional car
parking to serve the village hall, school and High Street area. The area of land is shown in
Plan CF1.
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Policy INF1: Sustainable Transport
(a) Development that generates additional traffic movements must incorporate a
balanced provision of transport facilities, including accessible, secure and
covered storage for cycles (including for all new dwellings).
(b) Development must not encroach onto footpaths, bridleways, cycle paths and
byways.
(c) Development adjacent to footpaths, bridleways, cycle paths and byways must
have no adverse impact on their amenity, accessibility, or safety. Improvements
to ensure access for all will be sought where appropriate.
(d) Development should take opportunities to promote cycling and walking,
including by providing links to adjacent footpaths, bridleways, cycle paths and
byways.
(e) Transport infrastructure works required to accommodate new development
must have no adverse impact on the rural or historic character of the area.
(f) New-build development must include charging points for electric vehicles, in
close proximity to garage and/or parking spaces.
(g) Parking for residential properties must be within the curtilage of each dwelling
or in close proximity, in clear view of the properties being served. Proposals for
rear or remote parking courts will not be supported.
(h) A mix of parking provision is encouraged, including garages and private spaces,
so that the public realm is not dominated by car parking. The provision of wider
garages and garage entrances, to accommodate larger family vehicles, is
encouraged.

Policy INF1 Interpretation
The policy emphasises the need to consider sustainable forms of transport, including
cycling and walking. The policy should be applied with reference to Policy DC3, which
also sets requirements in terms of pedestrian convenience and safety.

Small White Butterfly in Sutton
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12. Development
12.1. Strategic Developments
It is recognised that Sutton sits in the important Oxford to Cambridge arc, and may also
lie within wider strategic transport corridors. Whilst the provision of such transport
infrastructure or large housing development is generally outside the scope of
neighbourhood planning, residents have identified preferences for how they would like
to see any impacts mitigated. The preferred mitigation measures were (with percentage
who agree/strongly agree):
•
•
•
•
•

routing all developers traffic away from Sutton (98%);
screening with woodland / trees (96%);
maintain an agreed gap / distance from the village itself (95%);
screening with earthworks / landscaping (81%);
restricting the road through Sutton village (76%).

If large housing or transport development is proposed in Sutton parish then an alternative
road route from Biggleswade towards Cambridge that bypasses Sutton village should be
included in the design of the scheme in order to protect both the tranquillity of Sutton
village itself, and to protect the heritage assets within the village, especially the ford and
packhorse bridge. Consideration should be given to restricting the road route through
Sutton village to ‘access only’.
Any large housing or transport development should include the provision of additional,
segregated, footpath and cycle routes to connect Sutton village to nearby service centres
and transport hubs.
12.2. Management of Construction Works
In order to protect Sutton’s wildlife, biodiversity, tranquillity, dark skies and heritage
assets, it is important that any construction work is carefully managed to minimise any
adverse impact.
Developers should manage construction effectively so as to minimise noise, dust and light
pollution and to protect wildlife habitats and corridors during construction. The use of
artificial lights and night working should be avoided wherever practicable. Construction
traffic should be routed away from sensitive areas, and should avoid the use of highpitched ‘beep-beep’ warning devices, using white-noise warning devices instead.
Hours and days of work should be managed carefully, so as to minimise noise pollution
and the impact upon the tranquillity of the area.
Hedgerows, trees, watercourses, wildlife habitats and wildlife corridors should be
specifically identified and protected insofar as is possible during construction.
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Developers should set out and agree a management plan for the development which will
control the hours of work, light, noise, mud, dust and other pollution caused by the
development; it should show how they will protect the wildlife, watercourses, habitats
and biodiversity within the area, as well as show how any traffic relating to the
development will be routed in and out of the area in order to protect sensitive areas and
assets.
The developer should provide local residents with a contact name, telephone number and
email address to deal promptly with any concerns they have during the development
work.
Any land use alterations, highway modifications or rights of way modifications as a result
of temporary works during the construction of large or strategic developments must be
returned to their original, or where agreed better, condition once work is completed.

Hay Bailing in Sutton
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13. Community Aspirations, Ideas and Actions
During the consultation process for the production of this Neighbourhood Plan, a number
of aspirations, ideas and suggestions were forthcoming from residents as to
improvements that they would like to see in Sutton. Applications for new development
should support the provision and maintenance of identified community aspirations in line
with Central Bedfordshire Council requirements regarding Section 106 Agreements and
Community Infrastructure Levy (CIL) when implemented by Central Bedfordshire Council.
13.1. Green Infrastructure Plan
The Green Infrastructure Plan identifies a number of aspirations and actions that residents
would like to see implemented, these are listed in the Sutton Green Infrastructure Plan.
13.2. New Village Hall with Suitable Green Space
A new village hall which will act as focal point of village life, designed in conjunction with
the community of Sutton, in broadly the same (central and accessible) location of the
village, surrounded by green space for outdoor activities and ample parking which can be
used for both the village hall and nearby school.
13.3. Community Garden / Park
The provision of a suitably located and accessible community garden and/or park.
13.4. Improved Parking in High Street
Sympathetic and suitable improvements to the parking arrangements in the High Street
area at the centre of the village, especially near the school, village hall and pub.
13.5. Safe Cycle and Pedestrian Routes to Biggleswade and Potton
Provision of suitable, safe, off-road cycle and pedestrian routes to Biggleswade and
Potton.
13.6. Traffic Reduction and Calming
Measures to address residents’ concerns about the volume and speeds of vehicles,
especially on the B1040 Sutton Crossroads and through the village.
13.7. Children’s Play Equipment
Improvements to the provision of children’s play equipment in the parish, including in
Church Field.
13.8. Improved Recreation and Heritage Signage
Provision of sympathetic signage for walkers and about the heritage of Sutton.
13.9. Improve Allotments and Allotment Facilities
The provision of allotments with facilities, including running water and sheds.
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13.10. Community Actions and Ideas
In addition to the community aspirations listed above, there were a number of other
suggestions and ideas put forward by residents, which, although they don’t fall within the
scope of the neighbourhood plan polices are listed here to acknowledge the feedback and
provide a list of the suggested actions and ideas:
•

A regular village ‘tidy-up’ day;

•

Regular, co-ordinated wildlife surveys;

•

A visiting library;

•

New ‘Sutton’ signs, especially on the B1040;

•

A parish directory for local businesses and tradespeople;

•

A single web site for the parish.

13.11. Infrastructure Priorities
As a guide to the local planning authority in allocating expenditure of infrastructure
monies, the priorities for this Neighbourhood Plan are:
•

Provision and improvement of off-road cycle and pedestrian routes between
Sutton & Biggleswade, and, Sutton & Potton;

•

New village hall with associated landscaping and parking (a new village hall with
associated landscaping and parking may be beyond the scope of infrastructure
spending, so it is recognised that it may also require funding from other sources);

•

Improvement of children’s play facilities on Church Field;

•

The following priority Aspirational Green Infrastructure Enhancements contained
within the Sutton Green Infrastructure Plan:
o strategic tree planting for the Important Green Gaps (as identified in policy
RC4);
o creation of accessible green space for quiet / informal recreation;
o improve the condition of BW3 (Lantern Lane) to enable cycling, whilst
complying with policy HE5;
o create publicly accessible greenspace;
o extend Pegnut Wood southwards;
o enhance and link hedgerows for biodiversity.
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Sutton Duck Race
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14. Implementation and Monitoring
14.1. Implementation
The Neighbourhood Plan will be delivered and implemented over a long period and by
different stakeholders and partners. Some flexibility will be needed as new challenges
and opportunities arise over the plan period.
Once made, the Plan will become a part of the statutory development plan for Sutton
parish. It will be used by Central Bedfordshire Council to make decisions on planning
applications that affect Sutton parish.
The Plan will also be used by Sutton Parish Council to:
•
•
•
•
•

guide comments on planning applications;
negotiate with landowners and developers to achieve the best possible outcomes
from new development;
direct financial resources to the parish in a structured way;
bring together groups or working parties to improve the local environment;
lobby Central Bedfordshire Council and other relevant bodies to support the
parishioners wishes and aspirations.

It is recognised that partnership working is needed for the potential of the Plan to be fully
realised. Partnership and joint working will be key elements in the successful
implementation of the Plan.
The approach will be that new development should be supported by the timely delivery
of infrastructure, services and facilities necessary to provide a balanced, self-sufficient
community.
Financial contributions will be sought from developers through Section 106 agreements
and the Community Infrastructure Levy (CIL) which provides a legal framework to raise
funds to provide the infrastructure needed to cope with new developments. Central
Bedfordshire is working on CIL at present and when it is introduced in the area,
contributions will be sought as appropriate under CIL Regulations and the NPPF. The
Neighbourhood Planning Regulations of the 2011 Localism Act enable areas with a
Neighbourhood Plan in place to receive at least 25% of the CIL raised in their area to direct
to their own local infrastructure priorities.
Sutton Parish Council will continue to work in partnership with other organisations
including Central Bedfordshire Council, to bring improvements to the parish in a number
of ways. These issues/projects include:
•
•
•

Delivery of the aspirations within the Green Infrastructure Plan;
Investigate options to improve the parking arrangements in and around the area
of Sutton Lower School and Sutton Village Hall;
Provision of suitable, safe, off-road cycle and pedestrian routes to Biggleswade and
Potton;
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•

•
•

Review options and measures to address residents’ concerns about speeding
vehicles, especially: (i) on the B1040 Sutton Crossroads, and (ii) for the provision
of a 20mph speed limit for the conservation area and centre of the village,
including past Sutton V.A. Lower School in accordance action SSZ/05 of the Potton
Local Area Transport Plan;
Improve the children’s play equipment on Church Field;
Consideration will be given to improve existing street lighting on the main
pedestrian routes, keeping them as environmentally friendly as possible and
reducing light pollution to maintain dark skies. Proposals for any necessary street
and external lighting should comply with the current guidelines for rural areas by
the Institution of Lighting Engineers (Guidance Notes for the Reduction of
Obtrusive Light, the Institution of Lighting Engineers, 2005).

14.2. Monitoring and Review
It is important to check that progress is made towards meeting the aims and policies of
the Plan. Sutton Parish Council will report on the implementation of the Plan annually
and consider:
•
•
•
•
•
•

If progress is being made to achieve the vision and the aims of the Plan;
If progress is being made towards the implementation of the policies in the Plan;
If the policies in the Plan remain current and relevant;
If financial contributions available to the community arising from development is
being targeted towards the identified plans and projects effectively and
appropriately;
If the Plan remains based on the most up to date information;
If the Plan is being and its attendant Policies are being taken into account by
Central Bedfordshire Council when determining planning applications.

These annual reviews will allow Sutton Parish Council to conclude if a formal review of the
Plan needs to take place. If so, it will secure opinions of residents and stakeholders to
update the Plan.

Black Squirrel in Sutton
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15. Table of Relationship Between Policies and Aims
Aims

Policies

To protect the rural, tranquil and recreational character of Sutton
parish, conserving and enhancing the attractiveness of the countryside,
the landscape and biodiversity.
B To maintain countryside gaps between Sutton and the surrounding
towns and villages to prevent coalescence between settlements and
ensure that the village remains a small and discreet rural settlement.
C To reinforce the rural character and local distinctiveness by retaining,
expanding and enhancing hedgerows, trees, woodlands and key views
within Sutton.
D To preserve and enhance Sutton’s extensive natural and ecological
environments, ensuring that habitats are protected and enhanced.
E To preserve, and where practical enhance, Sutton’s dark skies, natural
resources and exposed geology.
F To recognise the importance of green spaces; to protect and enhance
the existing green spaces, to improve access to green spaces and to
designate new green spaces for wildlife, residents and visitors of all
ages to enjoy.
G To improve, extend and enhance the safety, quality and connectivity of
the rights of way network for walking, horse-riding and cycling within
the parish and into adjoining parishes.
H To preserve and enhance the rich heritage and character of the parish,
including the ford, packhorse bridge, Church of All Saints, the
conservation area, listed buildings and their settings, and the historical
landscape.
I To retain and enhance the existing important community assets, and
provide new community assets, sympathetic to the scale, character and
rural nature of the parish.
J To provide and improve facilities for people of all ages.
K To support a mix of housing, in accordance with the findings of the
Housing Needs Survey, based on current and future demographic
trends, market trends and the needs of different groups in the parish.
L To ensure that any developments are small scale, well designed, are of
the highest quality, positively contribute to or improve the local
infrastructure and reflect the local and rural character of the parish.
M To support small scale local businesses and ensure the impact of new
business development is sustainable, and in keeping with the rural and
agricultural character of the area.
N To support opportunities for reducing the speed and volume of
motorised traffic, as well as improving the parking arrangements in
Sutton Village.
O To minimise and mitigate the impact of any large or strategic
developments within, or close to, Sutton parish.

A
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Green Woodpecker in Sutton
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Appendix A – Policies Map
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Appendix B – Background and Supporting Reference Documents
Title

Author

Date

2011 Census Parish Profile: Sutton &
Eyeworth

Central Bedfordshire Council

A Nature Conservation Strategy for Central
Bedfordshire

Central Bedfordshire Council
(prepared by the Wildlife Trust for
Bedfordshire, Cambridgeshire and
Northamptonshire)

Background Evidence Report (Parts 1, 2 and
3)

Sutton Neighbourhood Plan
Steering Committee

July 2020

Central Bedfordshire Environmental
Framework

Central Bedfordshire Council

June 2016

Central Bedfordshire Local Plan 2015-2035
(Pre-Submission Version)

Central Bedfordshire Council

January 2018

Consultation Report

Sutton Neighbourhood Plan
Steering Committee

July 2020

Decision Notice (Designate Neighbourhood
Area)

Central Bedfordshire Council

8/8/2018

General Questionnaire

Sutton Neighbourhood Plan
Steering Committee

11/2/2019

General Questionnaire Results

Sutton Neighbourhood Plan
Steering Committee

19/11/2019

Visitors Questionnaire

Sutton Neighbourhood Plan
Steering Committee

16/5/2019

Visitors Questionnaire Results

Sutton Neighbourhood Plan
Steering Committee

10/8/2019

Sutton Parish Green Infrastructure Plan

Bedfordshire Rural Communities
Charity

8/11/2019

Housing Need Survey

Bedfordshire Rural Communities
Charity

3/1/2019

Housing Need Survey Results

Bedfordshire Rural Communities
Charity

18/3/2019

Landscape Character Assessment

Central Bedfordshire Council
(prepared by LUC)
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Title

Author

Date

Local Green Space Assessment

Bedfordshire Rural Communities
Charity

Potton Local Area Transport Plan

Central Bedfordshire Council

1/4/2013

Settlement Capacity Initial Study

Central Bedfordshire Council
(undertaken by Enfusion)

July 2017

Sutton Design Code

AECOM

May 2020

Mid Bedfordshire Green Infrastructure Plan

Mid Bedfordshire District Council
(prepared by the Greensand Trust)

September
2008
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Appendix C – Sutton Conservation Area
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Sutton Conservation Area Text:
“Sutton has been an important village for many years. John O’Gaunt is reputed to have lived at Sutton
and Sutton Park, now occupied by the John O’Gaunt Golf Club, was formerly the seat of the Burgoyne
family who came to the village about 1500. The present House is modern but to the north of it is a
large earthen mound, said to be the site of the original house, and undoubtably of early date. It has
been encircled by a ditch and local tradition has it that the village was formerly near to it.
Camden in his Magna Brittania mentions a rhyming grant by which John O’Gaunt gave Sutton to Roger
Burgoyne:
I, John of Gaunt
Do give and do grant
Unto Richard Boyne
And the heir and his loins
Both Sutton and Potton
Until the world’s rotten.
Sutton can also ‘boast’ of one of the most unsatisfactory Anglican Clergy at any time, Edward DraxFree,
rector of Sutton, who in 1823 was accused by his own church wardens of drunkenness, swindling,
shoplifting, selling the lead off the Church roof, pasturing cattle and horses in the Church yard, and of
having three illegitimate children.
Sutton is a small street village of pastoral quality, with open cottage development and pleasant parklike character.
The entrance to the village from the west is the most interesting and attractive; the church is
approached through groups of trees with the Old Rectory immediately to the east of it, the fall of
ground being eastward. At the foot of the slope the road crosses by a ford one of the numerous small
streams that feed the River Ivel. The footbridge is carried over the stream by a narrow pack-horse
bridge, an Ancient Monument, probably of 14thC origin, with two pointed arches. Beyond the stream
is the greater part of this small village, the older houses being mostly built of timber and plaster with
tiled roofs.
All Saints Church stands at the south-eastern end of Sutton Park. The 13th century is the first
represented in the church, to it belongs the south doorway and the south arcade of four bays. In 14thC
the chancel was entirely re-built. The western tower is an addition of the 15thC and the south porch,
built in place of an earlier one which had a steeper gable, is also of the 15th century.
The Old Rectory, a Grade II Building of Special Architectural or Historic Interest is of considerable
interest. The oldest part belongs to an ‘H’ shape building of timber and plaster, probably of 16thC date,
with a later wing on the north side.
Beyond the ford the area of interest weakens as one travels eastwards. Several individual buildings
are worthy of mention, however, notably the C17 or earlier Brook House, a two-storey dwelling listed
as a Grade II building. Opposite on the south side of Main Street [High Street], is the C17 Manor
Farmhouse and further east, are the 17thC John of Gaunt Public House and the 17thC Village
Farmhouse, both worthy buildings. Unique to Sutton and Potton are the oblique layered iron-stone
walls which form boundaries to some of the older buildings in the village.”
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Appendix D – Identified Features of Local Importance

Sutton Neighbourhood Plan - Made (Final) Version

116

25th June 2021

Appendix E – Settlement Envelope
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Appendix F – Sutton Flood Risk Maps (Rivers and Sea)
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Appendix F – Sutton Flood Risk Maps (Surface Water)
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Appendix G – Sutton Agricultural Land Classification
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Appendix H – Sutton Additional Wildlife Corridors
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Appendix I – Sutton Rights of Way
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Appendix J – Views
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Appendix K – CBC Landscape Character Classifications for Sutton
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