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1 INTRODUCTION  

1.1 This document is the Totternhoe Neighbourhood Plan the ‘Neighbourhood Plan’, or ‘the Plan’. 

Totternhoe village and parish is in southern Bedfordshire, near to Leighton Buzzard and 

Dunstable. 

1.2 The Totternhoe Neighbourhood Plan represents 

one part of the development plan for the parish 

over the period 2020 to 2035. The other part 

comprises the Central Bedfordshire Core Strategy 

and Development Management Policies, adopted 

in 2009. These will be superseded by the Central 

Bedfordshire Council Local Plan once complete 

and adopted. Central Bedfordshire Council (CBC), 

as the local planning authority, designated a 

Neighbourhood Area for the whole of the 

Totternhoe parish on 12 February 2015 to enable Totternhoe Parish Council to prepare a 

Neighbourhood Plan. The Plan has been prepared by the community under the leadership of the 

Totternhoe Neighbourhood Plan Steering Group.   

1.3 Figure 1.1 below shows the Totternhoe neighbourhood plan area, which shares its boundary with 

Totternhoe parish.  

Figure 1.1: Totternhoe Neighbourhood Plan designated area 
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1.4 The Plan has been prepared in accordance with the Town & Country Planning Act 1990, the 

Planning & Compulsory Purchase Act 2004, the Localism Act 2011 and the Neighbourhood 

Planning (General) Regulations 2012 (as amended). It establishes a vision and framework for the 

future of the parish and sets out how that vision will be realised through planning land use and 

development change over the plan period 2020 to 2035. 

1.5 The Plan will guide development within Totternhoe parish and provide guidance to any interested 

parties wishing to submit planning applications for 

development within the parish. The process of 

producing a plan has sought to involve the community 

as widely as possible and the different topic areas are 

reflective of matters that are of considerable 

importance. Each section of the plan covers a different 

topic. Under each heading there is a justification for 

the policies presented which provides the necessary 

understanding of the policy and what it is seeking to 

achieve. The policies themselves are presented in the blue boxes. It is these policies against which 

planning applications will be assessed. It is advisable that, in order to understand the full context 

for any individual policy, it is read in conjunction with the supporting text and evidence 

documents that have been compiled to underpin the Neighbourhood Plan. 

1.6 In addition to the policies, the Plan identifies a number of local needs and community aspirations 

that are not met through the planning system, but which are important to the well-being of the 

community. It is proposed that these projects will be met through community action supported 

by a range of organisations. The Plan also sets out the Community Infrastructure Priorities and a 

framework for monitoring and implementation. 

The Planning Policy Context 

National Planning Policy 

1.7 The Neighbourhood Plan must have regard to the policies set out 

in the National Planning Policy Framework (NPPF). 

1.8 The National Planning Policy Framework (NPPF) states at 

paragraphs 29 and 30: 

“Neighbourhood planning gives communities the power to 

develop a shared vision for their area. Neighbourhood plans 

can shape, direct and help to deliver sustainable development, 

by influencing local planning decisions as part of the statutory 

development plan. Neighbourhood plans should not promote 

less development than set out in the strategic policies for the 

area, or undermine those strategic policies1. 

 
1 Neighbourhood plans must be in general conformity with the strategic policies contained in any development 
plan that covers their area.    
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Once a neighbourhood plan has been brought into force, the policies it contains 

take precedence over existing non-strategic policies in a local plan covering the 

neighbourhood area, where they are in conflict; unless they are superseded by 

strategic or non-strategic policies that are adopted subsequently”. 

1.9 The Neighbourhood Plan has been prepared in accordance with the revised NPPF published in 

February 2019.   

 

Local Planning Policy 

1.10 The Totternhoe Neighbourhood Plan must be in general 

conformity with the strategic policies of the adopted 

development plan, which is the saved policies of the South 

Bedfordshire Local Plan (adopted 2004)2. 

1.11 An updated Local Plan for Central Bedfordshire to 2035 is 

currently being developed. Once adopted, it will replace a 

series of policy documents: the North Core Strategy and 

Development Management Policies Document (2009); the 

majority of the remaining policies within the South 

Bedfordshire Local Plan (2004) and the remaining saved 

policies of the Bedfordshire and Luton Minerals and Waste 

Local Plan (2005) so far as they affect Central Bedfordshire.  

1.12 The emerging Central Bedfordshire Local Plan has been through Examination and additional work 

is currently being undertaken to support the evidence base. Adoption is currently timetabled for 

late 2020, however these timescales are subject to the agreement of the Local Plan Inspectors. 

1.13 The emerging Local Plan is seeking to deliver a minimum of 39,350 new homes and 24,000 jobs 

across the district over the period to 2035. In the short to medium term, housing delivery will be 

delivered through extensions to existing towns and villages as well as through the creation of new 

villages, while in the longer term, a further review of the Local Plan is likely, which will consider 

additional housing development that will support and be supported by improvements to the 

strategic transport infrastructure network.   

1.14 Whilst the emerging Local Plan is not yet adopted, it has reached Regulation 19 and is undergoing 

Examination; the NPPF states that “Local planning authorities may give weight to relevant policies 

in emerging plans” according to a set of criteria including what stage it has reached. The 

‘emerging Local Plan’ is therefore a material consideration and has provided much of the strategic 

context for the Totternhoe Neighbourhood Plan. 

 

 
2 https://www.centralbedfordshire.gov.uk/migrated_images/policy-coverage-guide-2016_tcm3-17424.pdf  

https://www.centralbedfordshire.gov.uk/migrated_images/policy-coverage-guide-2016_tcm3-17424.pdf
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Community engagement 

1.15 The Totternhoe Neighbourhood Plan Steering Group (‘the 

Steering Group’) has developed the Plan through extensive 

engagement with the community. Regular meetings and 

discussions with Central Bedfordshire Council (CBC) have taken 

place on each of the topic areas covered by the Plan. In addition, 

communication with the neighbouring parishes has taken place 

as some of the policies impact on these areas. 

1.16 A Consultation Statement was presented alongside the 

Submission Version Neighbourhood Plan document, with the 

main activities summarised in the table below. 

Date Milestone Key activities 

2014 to 
2016 

Parish Council decides to 
undertake a neighbourhood 
plan 

• Neighbourhood Area designated 

• Neighbourhood Plan Steering Group formed 

• Working groups established 

• Introduction Training on NP’s provided by CBC 
for the group  

2016 to 
2018 

Community engagement to 
gather evidence on each 
topic 

• Parish survey submitted to all households 

• Information displayed and feedback gathered 
on topics: environment, wildlife, heritage, 
economy and housing 

• Face-to-face meetings with local groups and 
interested parties where necessary 

• Various update provided via Village 
newsletters, Facebook etc. 

• Development of key area of the plan 
completed 

• Initial drafting of plan and policies 

2019 Developing and testing the 
options 

• Feedback from the community and refined 
vision, objectives and emerging policies 
displayed at Totternhoe Village fete & Garden 
Show 

• Continued awareness raising of the emerging 
Plan including various presentation and 
reviews at PC meetings 

Autumn 
2019 to 
Spring 
2020 

Regulation 14 Consultation • Plan finalised following feedback from the 
community 

• Feedback sought from CBC to amend plan in 
readiness for Regulation 14 

• Statutory period of consultation undertaken 

• Village consultation events (drop-in sessions) 

• Responses and amending the Plan 

2020 to 
2021 

Finalising the Plan  • Submission of Plan to CBC 

• Regulation 16 Consultation 

• Examination 

• Referendum 
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Sustainability of the Neighbourhood Plan  

1.17 The Neighbourhood Plan has been screened to ascertain whether a Strategic Environmental 

Assessment (SEA) is required. The screening document was subject to consultation with Historic 

England, Natural England and the Environment Agency between 9 September 2019 and 7 October 

2019. The screening has concluded that the Totternhoe Neighbourhood Plan is unlikely to result 

in significant environmental effects and therefore does not require a Strategic Environmental 

Assessment.  

1.18 In addition, this statement determines that the Totternhoe Neighbourhood Plan is unlikely to 

result in significant effects on any European sites and consequently the plan does not require 

Habitat Regulation Assessment. 

1.19 A copy of the Screening Determination letter and statement was included within the Basic 

Conditions Statement, which accompanied the Submission Version Neighbourhood Plan in 

readiness for Examination. 
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2 ABOUT TOTTERNHOE 

Location 

2.1 The parish is situated in the south west corner of 

Bedfordshire, bordering the counties of 

Buckinghamshire and Hertfordshire, and is wholly 

within the Green Belt. Nearby villages include Eaton 

Bray, Edlesborough and Stanbridge, with the town of 

Dunstable about two miles to the southeast and 

Leighton Buzzard about four miles to the northwest. 

2.2 Nestled in the Chilterns, with views across the Vale of 

Aylesbury, the parish comprises the village of Totternhoe itself, a rural linear settlement with a 

mix of building ages, beyond which are several outlying farms set within the undulating Green 

Belt. The way the area has evolved over time – its settlement, flora and fauna and agricultural 

heritage – has been heavily influence by its position along the Totternhoe Chalk Escarpment, the 

key features of which are described in the CBC Landscape Character assessment3.  

2.3 A further notable landscape feature is the remains of 

the once extensive Aylesbury prune orchards, which 

can be found along the southern base of the 

escarpment. These formed an important part of the 

local farming industry, providing not only fruit, but 

grazing land for ducks and poultry. The orchards are 

still valued today in terms of landscape character, 

cultural history and biodiversity. 

A brief history 

2.4 Totternhoe as a place name can be traced back to 1086, from the words ‘Totene’ and ‘Hou’, 

meaning ‘look out house’ and ‘a spur’.  The ‘Knolls’ which form part of the village escarpment at 

one end had at one time been a Norman 

Keep and was considered a fine Motte and 

Bailey castle.  A Roman Villa, dating back to 

the 4th Century was excavated in the 1950s.  

2.5 The 1881 National Census recorded 

just over 700 people living in the village of 

whom 54% were females. Many households 

comprised large families, each having up to 

six or seven children. The main occupation was farm labourers for the males and straw plait work 

for the wives with most of the land being part of the Ashridge Estate owned by Earl Brownlow. 

The village in those days comprised three areas: Lower End by the Knolls, Church End next to the 

Church and in the centre was called Middle End, names that have survived to the present day. 

Many of the old houses, public houses and cottages in the village were built from the 15th century 

 
3 https://www.centralbedfordshire.gov.uk/info/44/planning/446/landscape_character_assessment/2 (9B) 

https://www.centralbedfordshire.gov.uk/info/44/planning/446/landscape_character_assessment/2
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onwards and are still being used mainly as homes but also housing the two remaining pubs in the 

village, having been well preserved and modernised over the years. 

2.6 Totternhoe Stone (or Clunch) at the Knolls end of the village 

has been quarried for hundreds of years and has been used in 

the building of many local churches, including St. Giles in 

Totternhoe, as well as buildings across a wider geographic 

area, such as Woburn Abbey, St. Albans Cathedral and 

Westminster Palace.  Although not as plentiful supply as 

previously, the stone is still available to support the repair of 

these buildings. 

2.7 The railway arrived at the start of the 20th century, not in the 

village but in the cutting between the village and Sewell 

hamlet with the station at Stanbridgeford, and with a railway siding into the Lime Works. Whilst 

the line was axed in 1963 as part of the Beeching Review, the track area is now part of the national 

Sustrans route for walkers, horse riders and pedal cyclists. 

2.8 As the years moved on the pattern of life in the village changed particularly as the industrial 

factories arrived in the local towns of Dunstable and Leighton Buzzard and people migrated from 

the farming life to take jobs in the towns. From the 1930s to the early 1940s, many people came 

on the train to Stanbridgeford from the bigger towns and cities for a day out in Totternhoe and 

the surrounding countryside. 

2.9 Over the last 50 years the village has seen many 

changes as old buildings have been removed and new houses 

have been built on the land and infill has taken place. There 

have not, however, been any large-scale developments so the 

village remains in very much the same shape as it was at the 

time of the 1881 census and many of the family names as 

recorded at this census are still in the village. Farming is still a 

village activity with several (six) working farms remaining, 

mostly arable and covering most of the fields around and 

beyond the village boundary. 

Population 

2.10 The village had a population of 1,172 people in the 2011 census, a slight fall on the figure recorded 

in the 2001 census, however, the number of residents has remained steady in the last few years. 

Significantly, the population is aging with growing numbers of older people (aged 45+ and notably 

aged 65+). The number of children and young people, in contrast, fell dramatically in the years 

between 2001 and 2011, suggesting that families are not being attracted to the area, perhaps 

because they are either unable to find properties in the parish or afford them. 

The parish today 

2.11 There were 561 homes in the parish at the time of the 2011 Census and, as mentioned, there has 

been limited growth since. 
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2.12 Leisure and Recreation: The village is popular with visitors, mainly day-trippers, who are attracted 

by the rural countryside and walking opportunities. The parish extends to Dunstable Downs and 

the Chilterns Area of Outstanding Natural Beauty (AONB) and there are many tracks and paths 

for walkers and horse riders in and around the village to explore.  Some have names such as 

Wheelbarrow Way, Banbury Knap, Drovers Way and Green Lanes, revealing their heritage as 

routes the travellers would have used with their horse and cart at the turn of the 20th century. 

Whilst located beyond the parish boundary, the Downs Visitor Centre, run by the National Trust, 

is a major attraction for the area.  

The village has three recreation grounds, one at each end of the village and one in the middle, in 

which the Parish Council provides play equipment.  

The recreation ground at Church End houses the village football clubhouse, a popular meeting 

place for members. In the early nineties Dunstable Town Cricket Club relocated to a field adjacent 

to the football club and after a lot of work it is regarded as one of the best grounds in the county.  

2.13 Education: The village has the Ofsted rated ‘Good’ Totternhoe C of E Academy School with 

approximately 170 pupils. Fewer than half of these children live within the parish.  

2.14 Local shops and facilities: The village shop, Post Office and Police House have all been closed for 

some decades, leaving few facilities today. General shopping and services are therefore accessed 

in nearby villages and towns. There are two public houses in the parish and a butcher’s shop. 

There is also a local police community support officer who covers several villages. 

2.15 Community groups: There are numerous organisations including the Women’s Fellowship, 

Garden Club, Jazzercise, Yoga, Children’s Dance Class, Baby and Toddlers Group, Pre School 

group, Social Club and Amateur dramatic society. These meet at the Memorial Hall and the 

Church hall.  There is a local Scout, Cub and Guide group, each meeting weekly in the Scout Hut 

at the rear of houses in Castle Hill Road adjacent to Middle End Recreation ground. The Parish 

Council meets most months and is very active. 

2.16 Churches: The Methodist and Primitive Methodist Chapels have both ceased to exist, the 

Methodist Chapel becoming a private house in the early 1990s and the Primitive Chapel was 

demolished in the early 1970s. The only remaining place of worship is St. Giles Church, forming 

part of a United Benefice with two other local villages, Tilsworth and Stanbridge.  There are 

regular Sunday services and seasonal events.  

2.17 Heritage: There is a designated Conservation area which covers parts of Wellhead Road, Church 

Road, Church Green and Furlong Lane and the Church. There are 16 listed buildings in the parish 

including the Grade I Church of St Giles. There are also three Scheduled Monuments. 

2.18 Access: The A505 Leighton Buzzard bypass was opened in the late nineties, putting a line between 

Totternhoe and the likes of Leighton Buzzard, where there is a large amount of development 

going on. However, the village now has become what is known as a ‘rat run’, with motorists using 

the road through the village in the mornings and evenings to avoid Dunstable congestion.  The 

village has a daily bus service which runs at about 1 hourly intervals starting in Aylesbury and 

going through local villages before arriving in Totternhoe and going on to Dunstable; however, 

the last bus back into the village in the evening is at 22:00 hrs. There is no railway station in the 

parish, the nearest being in Leighton Buzzard.  
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2.19 Detailed information on the parish is provided at Appendix A. In summary, the key aspects of the 

profile of the neighbourhood area, as they relate to the Plan, are as follows4: 

• Compared to the district as a whole, the parish has a significantly higher percentage of 

older residents, aged 45 and over and in particular those aged 65+. This age bracket grew 

considerably between 2001 and 2011.  

• There is a below average number of children and teenagers in the parish, when 

compared to Central Bedfordshire as a whole. The number of children fell, and young 

people dropped significantly between 2001 and 2011. 

• The parish has higher than UK average levels of car ownership, although 10% of 

residents have no access to a vehicle in their household. Higher car ownership is not 

unexpected in rural areas, however it will be important to ensure that public transport is 

adequate for those with limited or no access. 

• Public transport services to and within the parish are poor; there is no railway station in 

the parish, the nearest to the area is in Leighton Buzzard. Additionally, here is only 1 bus 

route serving Totternhoe, connecting the village to nearby large villages and towns. 

• Unemployment is low and there is a high number of people working from home (16%). 

The vast majority of residents use their car to get to their workplace and distances 

travelled imply that work is found in the neighbouring nearby larger towns, with some 

commuting to London. The Covid-19 pandemic will very likely have impacted on 

employment patterns, including employment figures and the number of those working 

from home, and this may be a long-term shift. 

• The parish has seen limited housing growth over the last few decades.  Houses are 

predominantly, owned, detached and more expensive than in the neighbouring towns. 

The turnover of housing is low, suggesting little movement into the area. There are few 

opportunities for rented properties, either social or private, when compared to the wider 

area. 

• Situated wholly within the Green Belt, there are limited options for growth in the parish. 

 
4 Source: 2011 Census 
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3 VISION AND OBJECTIVES 

Challenges facing Totternhoe Parish 

3.1 The Totternhoe Neighbourhood Plan seeks to address, as far as is possible, the challenges that 

face the community. In summary these challenges are: 

• Meeting the demands of an ageing population in terms of ensuring the services and facilities 

required are accessible. 

• Considering how to encourage younger people and families to move into the parish. 

• Safeguarding the rural, tranquil character, biodiversity and green spaces of the parish, 

including the Green Belt that washes over it. 

• Protecting the individual character and identity of Totternhoe and ensuring that 

encroachment by and with other settlements is avoided, including the settlement ‘Ends’5. 

• Supporting employment that exists in the parish – including farming – and where possible, 

helping to offer new opportunities, particularly for those wishing to work from home. 

• The need to continue to encourage visitors to the parish, while minimising their negative 

impact on the natural environment 

• Seeking to improve accessibility to services in and near the parish – through the provision of 

footpaths, cycle paths, bridleways and public transport - in order to help reduce over-reliance 

on car use. 

Vision for the Neighbourhood Plan 

3.2 In consultation with the community, the vision for Totternhoe up to 2035 is: 

 
To maintain the rural character and identity of Totternhoe, whilst offering its residents 
suitable and affordable housing and facilities. Allowing the village to evolve to meet the 
community’s needs, now and in the future and to value its heritage and green environment. 
Parishioners of all ages will feel safe and be proud to live in Totternhoe. 
 

 

Neighbourhood Plan Objectives  

3.3 The objectives of the Totternhoe Neighbourhood Plan are as follows:  

Objective 1: To safeguard, conserve and enhance both the natural and historical features of 

the parish, that contribute to local character, biodiversity and tranquillity.   

Objective 2: To protect and improve community, recreational, sporting and leisure facilities 

for all ages. 

 
5 The original hamlets that now collectively form Totternhoe village 
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Objective 3: To ensure that development is well designed, is in-keeping with local character 

and does not put adverse pressure on the roads and publicly available car parking. 

Objective 4: To ensure any new housing provides opportunities for first-time buyers and 

young families to move to the area within the village settlement boundary. 

Objective 5: To improve access within the village and to the surrounding countryside, in particular 

encouraging non-car transport for shorter journeys. This includes the maintenance of footpaths, 

bridleways and cycle routes throughout the village for recreation and enjoyment.  

Objective 6: To support local businesses – including agricultural and home-based - to locate and grow 

within the parish and encourage employment opportunities. Providing the utilities for such 

businesses – including improved broadband and mobile network. 
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4 SPATIAL STRATEGY 

Policy T1: Location of development 

4.1 Totternhoe parish, including the village itself, lies wholly within the South Bedfordshire Green 

Belt. The Neighbourhood Plan engagement process revealed a strong desire among local people 

to preserve the Green Belt washing over Totternhoe parish and village. This would also prevent 

coalescence with nearby settlements. Central Bedfordshire advise that Settlement Envelopes are 

generally not appropriate for such villages because development management decisions will be 

guided by strict national Green Belt legislation in these areas. 

4.2 The NPPF attaches great importance to the Green Belt, the fundamental aim of Green Belt policy 

being “to prevent urban sprawl by keeping land permanently open; the essential characteristics 

of Green Belts are their openness and their permanence.”  

4.3 The Central Bedfordshire and Luton Green Belt Study Stage 2 (2017)6 sought to assess whether 

the washed over Green Belt settlements would be compromised should Green Belt be released 

for the purposes of the emerging Local Plan. It described Totternhoe as: “dominated by a long 

stretch or ribbon development along Castle Hill Road/Church Road. The road runs along a south-

facing slope which offers long-ranging views of the open countryside to the south. This feature 

maintains a strong sense of openness and a connection with the wider countryside along the full 

length of the road. The densest areas of development within the village sit to the north of the 

road within cul-de-sacs which cut up and along the sloping sections of the ridge – Castle Close, 

Brownlow Rise, Park Avenue and Lancotbury Close. Two narrow caravan parks emanate from the 

southern side of the road.  

While the majority of the dwellings along roads and within the cul-de-sacs are modern and 

suburban in character, the uninterrupted views of the wooded slopes to the north and long-

ranging views of the open countryside to the south and east mitigate their urbanising influence. 

The gradient of the slope in and around Church End to the east is much gentler; with however, 

open views of the Dunstable Downs to the east and the countryside to the south. Furthermore, 

the age and character of the dwellings grows older and openness is maintained by a large 

recreation ground to the north, larger private gardens and small pockets of agricultural land and 

allotments.” (p.60) 

4.4 The study identified four parcels of land partially falling within Totternhoe parish to ascertain 

whether or not they should be removed from the Green Belt. The conclusion for all four was that 

the land in each case is considered to make a strategic contribution to the purposes of Green 

Belt, with a ‘high’ harm rating should it be released. Therefore all four sites were rejected as part 

of the emerging Local Plan process. 

4.5 It therefore strongly recommended that the village and parish continue to be washed over by 

the Green Belt designation, as shown in Figure 4.1. This will also serve to protect the settlement 

‘Ends’ and protect the village from coalescence with neighbouring settlements, an important 

factor highlighted, for instance in CBC’s Landscape Character Assessment. 

 
6 https://centralbedfordshire.app.box.com/s/bvmdew4l4xr9gu8frqiy4zdganuk6oaa/file/290879441207  

https://centralbedfordshire.app.box.com/s/bvmdew4l4xr9gu8frqiy4zdganuk6oaa/file/290879441207
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Figure 4.1: Totternhoe is washed over by the Green Belt 

 

 

 

 

 

 

4.6 Infilling is considered acceptable where it would not have a detrimental impact on the openness 

of the Green Belt, in line with national planning policy. Existing brownfield sites present a 

preferred source of development land within the village itself. 

4.7 It is therefore the case that inappropriate development that is, by definition, harmful to the Green 

Belt should not be approved except in very special circumstances, as set out in paragraphs 145 to 

147 of the NPPF. 

 

 

 

83% of the Respondents to the Totternhoe Neighbourhood plan questionnaire were 

clear that they did not want to see any development on Green Belt land. 

Development on Brownfield sites was preferable over infill development 
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POLICY T1: LOCATION OF DEVELOPMENT 

1. The Neighbourhood Plan supports the continued washing over of the village and wider parish by 
the Green Belt, as shown in Figure 4.1 and on the Policies Map. 

2. Development which meets either the exceptions to inappropriate development in the Green Belt 
set out in paragraphs 145 and 146 of the National Planning Policy Framework, or demonstrates 
very special circumstances, as set out in paragraphs 143 and 144 of the National Planning Policy 
Framework, will be supported.  Such development must not individually or cumulatively result 
in physical and/or visual coalescence and loss of separate identity of Totternhoe and its 
neighbouring settlements and retain the Settlement Ends of the linear village. 

3. Limited infilling shall make the best us of suitable brownfield land, where available, and shall be 
in accordance with the Mix of Housing required by Policy T2.  

 
Conformity Reference: NP Objective: 1; South Beds Local Plan (adopted 2004): SD1, GB3; Emerging Local Plan: 
SP4, SP5, SP7, H5; and NPPF para: 9, 20, 28, 83, 117, 118, 119, 143, 144, 145, 146 
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5 HOUSING 

Policy T2: Housing mix 

5.1 Totternhoe currently comprises in the region of 

561 houses with approximately 1,172 residents. 

The age profile is significantly older than that of 

Central Bedfordshire: 28% of the population is 

aged over 65 compared to 16% across the region. 

In addition, the number of children and young 

people is much lower than the wider area, a 

number that has fallen significantly between the 

2001 and 2011 Census. There is a concern about 

the lack of families and younger people either wishing or able to move into the local area.  

5.2 It is important that any new residential development within the Neighbourhood Plan area 

addresses local housing need. Policy H1 of the emerging Local Plan states that “All developments 

for new dwellings must include a mix of housing types and sizes in order to meet the needs of all 

sections of the community, to encourage sustainable, inclusive and mixed communities. 

Proposals should be accompanied by evidence which demonstrates the development meets 

these needs through the use of up-to-date evidence.” 

5.3 This fall in numbers in the lower age groups within the community is perhaps exacerbated by the 

high house prices in Totternhoe, which are well above average for England and particularly for 

Central Bedfordshire. This in turn means that Council Tax Bands are higher. As a result, evidence 

from the local engagement shows that young residents who have grown up in the village are 

forced to seek housing elsewhere.  An additional problem for young residents and families is the 

lack of affordable housing either from the existing housing stock or from new development sites. 

A recent example is the development of the brownfield industrial site ‘Bridgewater Close’, which 

now consists of six large 4–5-bedroom executive houses rather than starter homes.  

5.4 There is an abundance of larger houses within the village with 40% of homes being detached – 

with fewer more modestly-sized family homes. The proportion of home ownership either 

outright or with a mortgage is 78.8%, which is again higher than Central Bedfordshire’s average.  

There are very few Housing Association, Council rented or privately rented properties available 

in the village and the main developments that offer lower cost homes are two large mobile home/ 

residential caravan parks in the village. 

5.5 Even though there is a shortage of smaller, more affordable properties, recent development in 

Totternhoe has been for larger dwellings of 4- to 5-bedroom homes.  Developments over the last 

25 years, as examples, include:  

• Barn conversions Church Green 2 x 3 bed semi-detached (1995) 

• New house Church Green 5 bedroom detached (1995) 

• New houses Church Green 2 x 3-bedroom semi (1995) 

• Bungalow replaced by 2 x 4-bedroom houses detached opposite Brookfield Caravan Site, 

Castle Hill Road (2008) 
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• Bridgewater Close: brownfield site with 6 Detached x 4–5-bedroom houses (2018) 

• Lockington Farm by 2 x 4 bedroom detached houses opposite Totternhoe CE Academy, 

Church Road (2019/2020)  

5.6 Despite the aging population, there is also a shortage of appropriate living accommodation for 

the elderly. The proportion of older people (65+) in the population overall is set to rise with 

forecasts for national demographic change between 2008 and 2033 showing that the elderly 

population could increase from 16% to 23% of the total population. The age profile comparison 

between 2001 and 2011 shows an increase in Totternhoe’s elderly population proportion from 

23.4% to 24.9%. 

5.7 Council-owned bungalows specifically built for the elderly in Church Green have, over the years, 

been extended and tended to be allocated to families rather than being kept for elderly residents 

of Totternhoe. The situation is similar for private dwellings, for example the bungalows in Castle 

Close, which have also been developed into 3–4-bedroom properties, attracting families. This has 

led to an erosion of properties suited to older people. An associated action within this Plan will 

be to work with Central Bedfordshire Council to explore opportunities to remove permitted 

development, for instance by means of a condition on a planning permission, where this will help 

to maintain the overall mix of housing stock, including homes for older people. 

5.8 Notwithstanding the constraints posed by being in the Green Belt, the lack of easily accessible 

services and facilities, particularly healthcare and leisure facilities, as well as wastewater 

infrastructure, the Neighbourhood Plan supports appropriate sustainable development that 

delivers homes that are smaller (in terms of number of bedrooms), affordable, and suited to 

young families and the elderly. This includes support for self-build and custom builds, which 

provides an additional choice for those wishing to step onto the property ladder. 

POLICY T2: HOUSING MIX  

 
1. Proposals that will deliver smaller one, two and three bedroom dwellings, including 

bungalows, to address the needs of single people, young couples, smaller families and the 
elderly will be supported, and in accordance with Policy T5 – Design of Development in this 
Neighbourhood Plan.  

 
2. Housing development must contribute to meeting the existing and future housing needs of 

the neighbourhood. Developers are required to submit a neighbourhood area specific 
‘Affordable Housing and Dwellings Mix Strategy’ with any planning application for major 
development. The Strategy must clearly set out identified housing needs within the 
neighbourhood area and demonstrate how the proposed development addresses those 
needs.  

 
3. Subject to the other policies of this plan, proposals for self- and custom build housing will be 

supported. 
Conformity Reference: NP Objective: 4; South Beds Local Plan (adopted 2004): H3, H4, H5, H6, H7; Emerging 
Local Plan: H1, H4 and NPPF para: 61  
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Policy T3: Retention of existing housing stock  

  

5.9 Given the many constraining factors to new development in the Neighbourhood Plan area, 

including the need to protect the Green Belt and green spaces within and surrounding the village, 

it is important that the loss of existing residential properties is resisted, including through the 

amalgamation of more than one dwelling to create a larger home, unless there is a legitimate 

benefit such as to support regeneration.  

5.10 Any loss of existing residential land will place additional pressure on other areas to make up the 

shortfall and this could be detrimental to the overall character and amenities of the 

Neighbourhood Plan area.  

5.11 Particular attention should be drawn to the two mobile home/ residential caravan parks within 

the village to south of Castle Hill Road, which provide high density, low-cost housing for a large 

number of people. Any redevelopment of the sites would be considered to have a detrimental 

impact on landscape character and views. 

POLICY T3: RETENTION OF EXISTING HOUSING STOCK  
 
The loss of residential land and existing residential units to alternative uses will be resisted, as will 
schemes which include the amalgamation of dwellings resulting in a net loss i.e. where two 
properties are merged to become one larger property, to ensure that existing housing supply is 
protected.  
 

Conformity Reference: NP Objective: 4; South Beds Local Plan (adopted 2004): H7, H15; Emerging Local Plan: 
H1, H4 and NPPF para: 61, 123 
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6 DESIGN AND HERITAGE 

Policy T4: Character and heritage 

6.1. Both the underlying geology and landscape, 

coupled with the activities of past generations of 

people and development, have created the 

features that give the parish its distinctive identity 

today. The CBC Landscape Character Assessment 

provides advice on how development should be 

undertaken to enhance the area and highlights 

the importance of maintaining the settlement 

‘Ends’ (the original individual parts of the village) 

and avoiding coalescence with neighbouring 

areas and settlements. Situated on the Chalk Escarpment, Totternhoe is an ancient parish and is 

therefore home to built heritage assets of all kinds, including many nationally and locally 

Important Heritage assets including three Scheduled Monuments, Grade I and II Listed Buildings 

and Archaeological Notification areas.  Examples of heritage assets include the Grade I listed St. 

Giles Church, Totternhoe Roman Villa (recognised as a Nationally Important Archaeological Site 

and protected as a Scheduled Monument) and numerous Grade II listed buildings.  

6.2. Totternhoe Conservation Area7 was designated by South Bedfordshire District Council in February 

1976 and covers part of the Church End location in the village. The Totternhoe Heritage Report, 

included in Appendix B, was compiled for the Neighbourhood Plan and contains further detail 

about the heritage assets in the parish, which are mapped in Figure 6.1. In particular, it notes that 

in the past, development has not always been sympathetic to local heritage and as a result, some 

historic features of the parish have been lost. An aspiration to broaden out the Conservation Area 

is set out to help tackle this. The report also suggests improvements that can be made locally to 

enable local people and visitors greater opportunities to access, appreciate and learn about local 

heritage. This includes better signage and improved upkeep of public areas to improve access. 

These aims, along with the broader Conservation Area aspiration, are included as Non-Policy 

Actions in Section 13 of this Neighbourhood Plan. 

6.3. Where development takes place, it should be designed to a high quality and reinforce and 

enhance local character, heritage assets and the strong sense of openness and the connection 

with the wider countryside. The Totternhoe Heritage Report provides a sense of what is meant 

by local character, and should be consulted, along with the Conservation Area Guide, by those 

preparing development proposals.  The images below also provide a flavour of Totternhoe, with 

 
7 
https://www.centralbedfordshire.gov.uk/info/50/environmental_issues/289/archaeology_heritage_and_cons
ervation  

The survey revealed that the local community value the history of Totternhoe and want to 

ensure the heritage sites are retained and valued.   

https://www.centralbedfordshire.gov.uk/info/50/environmental_issues/289/archaeology_heritage_and_conservation
https://www.centralbedfordshire.gov.uk/info/50/environmental_issues/289/archaeology_heritage_and_conservation
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the settlement being broadly evolved from three areas: Lower end, Middle End and Church End. 

Each broad area comprises a mix of old and newer building types. Older properties incorporate a 

selection of thatched roofs, slate roofs, exposed brick and exposed timbers. Those properties that 

incorporate brick work often use the traditional red brick and, in some cases, painted brick work, 

particularly white-washed. Not all recent builds, from the 1960s onwards, have sought to 

integrate features from the older style properties, which has led to an eclectic mix. For any future 

development design consideration should be given to the character of the older properties within 

the village to ensure the character of the village is maintained and represented.   

6.4. Lower end Totternhoe 

A) Castle Hill Road 

B) Castle Hill Road 

C) Castle Hill Road/Knolls View  

D) Castle Hill Road 

E) Castle Hill Road 

F) Knolls View 
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6.5. Middle end Totternhoe 

A) Castle Close 

B) Castle Hill Road 

C) Mobile Home site 

D) Castle Hill Road 

E) Castle Hill Road 

F) Bridgewater Close (New development) 
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6.6. Church end Totternhoe 

A) Church Road 

B) Church Green 

C) Church Road 

D) Church Road 

E) Castle Hill Road 

F) Church Road (New development) 

 

 

 

 

6.7. The density of any infill should create a character that is appropriate to the site’s context, 

including the landscape in which it is set, whilst making best use of the land available.  Lower 

density housing should be located towards the outer edges of the settlement where it abuts open 

countryside, to maintain views from and into the individual settlements.  
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Figure 6.1: Map showing designated heritage assets in Totternhoe 
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POLICY T4: CHARACTER AND HERITAGE 

 
1. Development should, where practical, enhance the local character and vernacular of the area, 

preserving the settlement ‘Ends’, reflecting architectural variety found locally and using 
materials that are in keeping with those used in existing buildings in the immediate locality. 
This will help to avoid building design that is inappropriate to the Plan area. Innovation in 
design will be supported where this demonstrably enhances the quality of the built form in a 
character area.  

 
2. As appropriate to their scale, nature and location, development proposals should address the 

following criteria: 
 

a. The guidance contained within the CBC Design Guide, the CBC Landscape Character 
Assessment and Totternhoe Conservation Area Appraisal.  
 

b. Development proposals affecting heritage assets – including non-designated heritage 
assets - either directly or indirectly, should enhance the significance and setting of the 
asset. This could include, where appropriate, the delivery of development that will make 
a positive contribution to, or better reveal the significance of, the heritage asset, or 
reflect and enhance local character and distinctiveness with particular regard given to the 
prevailing styles of design and use of materials in a local area. Proposals are expected to 
be accompanied by a Heritage Statement.   

 
c. Development proposals should demonstrate that they have taken into account the 

potential impact on above and below ground archaeological deposits to ensure that 
evidence which could contribute to the understanding of human activity and past 
environments is not lost. Where a scheme has a potential impact on archaeological 
remains (below or above ground) a Heritage Statement or similar should be prepared in 
support of planning applications. 

Conformity Reference: NP Objective: 1; South Beds Local Plan (adopted 2004): BE1, BE2, BE3, BE4, BE5; Emerging 
Local Plan: HE1, HE3 and NPPF para: 125, 127, 184, 185 

 

Policy T5: Design of development 

6.8. Good quality housing design can improve social wellbeing and the quality of life by improving the 

built environment, reducing crime, improving public health, easing transport problems and 

providing supportive neighbourhoods.  

6.9. In October 2019, a new National Design Guide8 was launched, forming part of the Government’s 

collection of Planning Practice Guidance. It forms a material consideration in the decision-making 

process, particularly in the absence of local design guidance. The document sets out the ten 

characteristics necessary for creating a well-designed place, contributing to its physical character, 

a sense of community and addressing environmental issues affecting climate.  

 
8 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/843468/National_D
esign_Guide.pdf  

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/843468/National_Design_Guide.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/843468/National_Design_Guide.pdf
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6.10. The guide Building for a Healthy Life 20209 is the Government-endorsed industry standard for the 

design of new housing developments. Building for a Healthy Life is a tool for assessing the design 

quality of homes and neighbourhoods.  Its criteria also link to other standards for housing design, 

including the Housing Quality Indicators (HQI) standards10 and Secured by Design11.  It provides a 

framework that stakeholders should use for development along with other policies contained 

within this plan for the neighbourhood area to achieve the industry standard's 'Built for a Healthy 

Life' commendation. 

6.11. When these building standards and guides are updated or superseded, this Neighbourhood Plan 

should use the updated standards for good quality, well-designed homes and neighbourhoods. 

6.12. Whilst the majority of residents in the village have adequate parking provision, the main 

exception is Park Avenue, a cul-de-sac built in the interwar period before car ownership became 

more common. With increased numbers of cars, and almost no off-street parking, these two 

roads have insufficient parking provision for residents. There is also a short stretch of Church 

Road where on street parking is all that is available for the terraced cottages there. 

6.13. Policy T5 has a close relationship with both Policies T4 (Character of Development) and T6 (Energy 

Efficiency and Design) of this Plan. Where it is appropriate to do so developments should take 

account of each of the policies. 

 

POLICY T5: DESIGN OF DEVELOPMENT 
 
Development proposals should incorporate a high quality of design, in accordance with the CBC 
Design Guide12, which responds and integrates well with its surroundings, meets the changing 
needs of residents and minimises the impact on the natural environment. Where relevant, 
development proposals should demonstrate how they have sought to address the following 
matters as they are appropriate to their scale, nature and location: 
 

a. The guidance contained within the CBC Design Guide and the CBC Landscape Character 
Assessment. 

 
b. Provide adequate off-road parking for residents, visitors and service vehicles, in accordance 

with the Central Bedfordshire Council Parking Standards13. 
 

c. To ensure that areas requiring service and maintenance including watercourses are 
accessible at all times. 

 
d. Where necessary, incorporate creative use of Sustainable Drainage Systems in line with 

Policy T7 (Minimising the risk of flooding). 
 

e. Traffic generation and parking does not adversely affect vehicular and pedestrian safety.  
Conformity Reference: NP Objective: 3; South Beds Local Plan (adopted 2004): BE8; Emerging Local Plan: H2, 
H3, CC3, HQ1; and NPPF para: 124, 125, 126, 127, 149  

 
9 https://www.designforhomes.org/project/building-for-life/  
10 https://www.gov.uk/guidance/housing-quality-indicators  
11 https://www.securedbydesign.com/  
12 https://www.centralbedfordshire.gov.uk/info/44/planning/442/design_guide/2  
13 Contained within: https://www.centralbedfordshire.gov.uk/migrated_images/movement_tcm3-2104.pdf  

https://www.designforhomes.org/project/building-for-life/
https://www.gov.uk/guidance/housing-quality-indicators
https://www.securedbydesign.com/
https://www.centralbedfordshire.gov.uk/info/44/planning/442/design_guide/2
https://www.centralbedfordshire.gov.uk/migrated_images/movement_tcm3-2104.pdf
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Policy T6: Energy efficiency  

6.14. On 12 June 2019 the Government voted to amend the Climate Change Act 2008 by introducing 

a new target for at least a 100% reduction of greenhouse gas emissions (compared to 1990 

levels) in the UK by 2050. This is otherwise known as a net zero target. This is a demanding 

target, which will require everyone to be engaged, from households and communities, to 

businesses and local and national government.  

6.15. Being ‘2050 ready’ will require new build to have minimal energy use and net carbon emissions 

over the year. They should be highly insulated, have low water demand and be fitted with or 

directly connected to renewable energy systems. 

6.16. Notwithstanding current building regulations, standards for ecologically sustainable homes and 

developments are optional, however, planners and developers are strongly encouraged to 

make use of energy efficient materials and to consider high-efficiency alternative systems and 

facilities for development sites. In this context, the orientation of buildings can be important in 

order to make best use of available sunlight.  

6.17. The Code for Sustainable Homes was withdrawn by the Government in 2015 and this has been 

replaced by new national technical standards which include new additional optional Building 

Regulations regarding water and access as well as a new national space standard (this is in 

addition to the existing mandatory Building Regulations).   

6.18. There is an opportunity to improve and promote sustainability in Totternhoe by: 

• following basic passive environmental design in a fabric first approach; 

• integrating renewable energy systems into new development, including existing and new 

public buildings; 

• reducing water consumption for instance through rainwater harvesting or grey water 

systems; 

• promoting sustainable forms of transport through priority systems for pedestrians and 

cyclists; and 

• supporting community energy schemes. 

6.19. Policy T6 seeks to provide a local iteration of the national and local policy context for this 

important matter. While taking account of the importance of the Building Regulations in 

regulating and delivering energy efficiency measures, it identifies a series of locally distinctive 

design features which would be supported where they are incorporated into development. 

POLICY T6: ENERGY EFFICIENCY AND DESIGN 
 
1. Proposals which incorporate design and environmental performance measures and standards 

to reduce energy consumption and climate effects will be supported.  
 

2. Proposals which incorporate the following sustainable design features as appropriate to their 
scale, nature and location will be strongly supported, where measures will not have a 
detrimental impact on character, landscape and views: 

 
a. Siting and orientation to optimise passive solar gain. 
b. The use of high quality, thermally efficient building materials. 
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c. Installation of energy efficiency measures such as loft and wall insulation and double 
glazing. 

d. Incorporating on-site energy generation from renewable sources such as solar 
panels, ground source heating and energy generation etc. 

e. Reducing water consumption through the use of water re-use measures including 
rainwater harvesting, surface water harvesting and/or grey water recycling systems. 

f. Providing low carbon sustainable design and avoid or mitigate all regulated 
emissions using a combination of on-site energy efficiency measures (such as 
insulation and low energy heating systems), on-site zero carbon technologies (such 
as solar panels) and, only where necessary, off-site measures to deal with any 
remaining emissions. 

g. Providing the infrastructure for adequate electric vehicle charging points for each 
dwelling, where new parking provision is expected to be made. 

h. Alterations to existing buildings should be designed with energy reduction in mind 
and comply with current sustainable design and construction standards, as set out in 
the CBC Design Guide and the Building Regulations. 

 
3. The retrofitting of historic buildings is encouraged to reduce energy demand and to generate 

renewable energy where appropriate, providing it safeguards historic characteristics. 
 

Conformity Reference: NP Objective: 1; South Beds Local Plan (adopted 2004): BE8; Emerging Local Plan: HQ1, 
HQ11, CC1 and NPPF para: 149, 150, 151 

 

Policy T7: Minimising the risk of flooding 

6.20. The character of the Totternhoe parish is largely influenced by hydrogeological features, 

including watercourses, agricultural land drains, roadside ditches and springs. These are each 

vulnerable to development, and in fact there have been multiple incidents of flooding reported 

to CBC, particularly along Castle Hill Road and Eaton Bray Road. 

6.21. Figure 6.2 shows the extent of flood risk caused by main-river flooding, however there is a 

significant amount of surface water flooding caused by the other features described above. It 

should be noted that there is no/minimal risk mapped at the national level from watercourses 

(Flood zone 2/3); this is because watercourses with a catchment area of <3ha are not included 

in this mapping. Given that there are lots of smaller watercourses not mapped in Totternhoe, 

developers should therefore consider the risk of flooding from these non-mapped 

watercourses, to ensure this risk is appropriately considered. It should also be noted that the 

flooding related maps are periodically updated by the Environment Agency. The most up-to-

date mapping should be used and can be found at https://flood-map-for-

planning.service.gov.uk/. 

 

 

 

https://flood-map-for-planning.service.gov.uk/
https://flood-map-for-planning.service.gov.uk/


Totternhoe Neighbourhood Plan 
Referendum Version 

29 
 

Figure 6.2: Sources of main-river flooding (Source: Environment Agency: Flood Map for Planning, 

accessed October 2020) 

6.22. Flood records held by CBC highlight surface water flooding issues predominantly along the main 

road, suggesting that historic flood risk in the village can be attributed to insufficient urban 

drainage. Development proposals should therefore actively consider the impact they will have 

on the already stressed drainage network, as well as the impact it will have on the existing 

overland drainage patterns. 

6.23. The caravan sites in particular are adjoining the watercourse network, and the Poplar farm site 

encompasses a significant overland flow path for surface water drainage (flowing north to south 

through the site). Any redevelopment of these sites in particular should ensure that priority is 

given to sustainable flood risk management, of existing and future risk. This is also relevant to 

Policy T12 of the Neighbourhood Plan, concerning the change of agricultural plots to support 

industrial re-development; any such change of use should retain existing environmental 

features including land drainage (ditches/watercourses).  

6.24. Policy T7 of this Neighbourhood Plan supports the need for development proposals to consider 

both existing risk and potential risk from flooding: 

6.25. Existing risk: Watercourses should remain open, and land safeguarded for management of 

existing flood risk, to avoid passing this risk on to others. New development should not alter or 

impede existing drainage patterns/overland flow-paths, as this can result in the displacement 

of surface water, causing increased flood risk to existing communities and infrastructure.  

6.26. The area to the south of Castle Hill Road encompasses large areas of overland flow paths and 

existing open watercourses, the vale also hosts a number of springs and spring fed channels; if 
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this were to be developed, then arrangements for existing risk should be a design priority 

(subject to the sequential / exceptions tests being passed in line with NPPF). 

6.27. Potential risk: Where practicable, existing land drainage features should be retained (these are 

often lost to make room for development, provide access and amend site boundaries). Roadside 

ditches also perform an important function in the village. Development should be encouraged 

to protect and complement the existing drainage networks, providing betterment and more 

robust maintenance of these to improve drainage within the village in the long term. The use 

of Sustainable Drainage Systems (SuDS) is encouraged and should be made attractive and 

accessible to people, as well as being designed to enhance biodiversity, as now required by the 

NPPF. 

6.28. Public foul sewer: The majority of the urban area is thought to drain to the foul sewer, as there 

are no public surface water sewers in the vicinity of the village. The NPPF and the emerging 

Local Plan restrict future connections to the public foul sewer on the grounds of sustainability 

and increased flood risk. Given the flood records within the centre of the village, the urban 

drainage is likely at or near to capacity and connections to this should be avoided where more 

sustainable methods (discharge to ground/watercourse) are achievable. The Neighbourhood 

Plan recommends therefore that new development does not provide new surface water 

connections to the public sewer in line with planning requirements and, for brownfield sites 

that existing connections are removed and alternative sustainable solutions used to dispose of 

surface water run-off.  

6.29. There will be additional environmental benefits to be gained from protecting land drainage 

networks, such as ecology, biodiversity and other ecosystem services. 

POLICY T7: MINIMISING THE RISK OF FLOODING 
 
1. Existing watercourses (inclusive of all ditches and land drains) should remain open, and 

the land safeguarded for management of existing flood risk. 
 

2. Where practicable, development proposals relating to brownfield sites should remove 
existing surface water connections to the public foul sewer and all development 
proposals should pursue sustainable sewerage disposal solutions to dispose of surface 
water run-off.  

 
3. Development proposals that protect and complement the existing drainage networks 

(watercourses and land drains specifically as well as highway drainage and storm water 
drains/public sewers), providing betterment and more robust maintenance of these to 
improve drainage within the village in the long term, will be supported. 

 
4. Where a development proposal is required to provide Sustainable Drainage Systems 

(SuDS), this is expected to be provided on site unless there are clear reasons why this is 
not possible. Such development is encouraged to demonstrate the use of a wide range of 
creative SuDS solutions, for example through the provision of SuDS as part of green 
spaces, green roofs, permeable surfaces and rain gardens. The absence of any on-site 
SuDS provision will only be permissible in such developments where a specific reason can 
be evidenced that prevents the use of SuDS. 
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5. SuDS provision must demonstrate how its design will enhance wildlife and biodiversity 
as well as minimise the impacts of flooding.  

 
6. Applications for major developments, and those in a flood risk area as identified by 

Central Bedfordshire Council, shall be accompanied by a drainage scheme maintenance 
and management plan. Other developments shall be accompanied by details that make 
clear the responsibilities for the long-term management of all surface and land drainage 
components on the site.  

Conformity Reference: NP Objective: 1, 3; Emerging Local Plan CC3 to CC7: and NPPF para: 150, 155, 157, 
163, 165 
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7 COUNTRYSIDE AND GREEN SPACE 

7.1 Set within attractive Green Belt, the Dunstable 

Downs and the south/south-eastern tip of the 

parish lying within the Chiltern Hills AONB, the 

neighbourhood area benefits from a striking and 

distinctive environment that makes it very 

special. Topography, views and green spaces are 

key features of the natural landscape and it is this 

‘greenness’ that serves to create a strong sense 

of belonging and place among local residents. It 

brings multiple benefits – promoting recreation 

and wellbeing, providing an attractive place to live, work and visit, and protecting and enhancing 

biodiversity. The CBC Design Guide provides development guidance in relation to the natural 

environment and the CBC Landscape Character Assessment14 adds to this in respect of 

development within the Totternhoe Chalk Escarpment Landscape Character Area. The policies in 

this section of the Neighbourhood Plan should be considered in the context of this more strategic 

guidance. 

 

Policy T8: Natural landscape and biodiversity 

7.2 This policy seeks to ensure that the key features that contribute to the natural character of the 

area are not adversely impacted by development, rather they are, where possible, enhanced by 

it. Figure 7.1 maps the biodiversity features of the parish.  

7.3 Protected natural assets in the Neighbourhood Area include the following: 

• Green Belt – washing over the parish 

• The Chilterns AONB – to the south-eastern part of the parish 

 
14 https://www.centralbedfordshire.gov.uk/migrated_images/type-9_tcm3-12998.pdf  

When responding to the questionnaire, 98% of residents stated that what they liked 

about living in the village was the countryside, with 73% identifying the public and 

open spaces as important. 77% indicated that the size of the village was one of the 

things they most liked about living here, while 86% said Wildlife and Natural habitats, 

84% stated footpaths and bridleways and 84% said village views – although all the 

elements scored 75% and above.  

It is therefore clear from this that the rural character and open nature of the village 

are integral to the feel of the village 

https://www.centralbedfordshire.gov.uk/migrated_images/type-9_tcm3-12998.pdf
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• Sites of Special Scientific Interest: 

i.  Totternhoe Chalk Quarry – a 13-hectare site consisting of scrub and chalk grassland rich 

in plant species, including nationally rare Pignut and several rare orchids. Also, an 

important site for invertebrates and butterflies.   

ii. Totternhoe Stone Pit – a 2-hectare site immediately east of the Knolls, a site important 

for its geology. It is a good example of a late Cretaceous deposit of shark teeth and 

contains many fossils at yet undescribed and new to science.  

iii. Totternhoe Knolls – a 13-hectare site and the highest point in the parish, which 

incorporates the castle and the steep wooded escarpment down towards Castle Hill 

Road. This area commands spectacular uninterrupted 360º views, especially towards 

Ivinghoe Beacon, Edlesborough Church and to the chalk lion at Whipsnade. It contains 

eight species of orchid and several unusual butterfly species, including the Duke of 

Burgundy Fritillary.  

iv. Dunstable and Whipsnade Downs – Part of the Chilterns AONB, this area of chalk 

escarpment, scrub and grassland has been grazed for centuries, producing an open area 

of downland with amazing views, and is an important green space for both local people 

and many who travel specially to visit this site. It is an area that is well known for kite 

flying and parascending. 

• Local Nature Reserves – Totternhoe Knolls (described above) 

• Green spaces that contribute to the character definition and local amenity, including local 

historic assets and their settings. 

7.4 Non-statutory areas of green infrastructure in the parish comprise: 

• County Wildlife Sites (CWS): 

i. Sewell Disused Railway – This former railway line is a wildlife site consisting of chalk 

grassland, scrub and woodland. It houses active badger setts. 

ii. Well Head – A privately owned site with a bridleway at the top of the bank, designated 

a CWS for its flora. The Wildlife Trust recently secured funding to help restore more 

areas of this grassland. 

iii. Totternhoe Knolls (only the northern section is designated as an SSSI and Local Nature 

Reserve) 

iv. Dunstable and Whipsnade Downs (the most southern tip within the parish is not 

within the SSSI)  

v. Totternhoe and Sewell Quarries – also an SSSI 

vi. Totternhoe Stone Pit - also an SSSI 

• Roadside Nature Reserves:  These are designated where it is desirable and possible to 

protect and manage important wildlife interest without compromising road safety. There 

is one in the parish near to Well Head. 

• The remains of prune orchards, on the southern base of the chalk escarpment. 
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Figure 7.1: Biodiversity features in the parish of Totternhoe 
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7.5 The chalk areas of both the Knolls and Dunstable Downs are incredibly important in terms of 

biodiversity as they support an enormous number of wildflowers including the Chiltern Gentian, 

which can be found on the old quarry site. Also found in both areas are cowslips, violets, 

harebells, knapweed, scabious, autumn gentian, yellow rattle, and a wide variety of orchids 

including common spotted, man, fragrant, pyramidal, frog and the common twayblade. 

Development pressure and changes in land management, however, has led to the decline 

nationally in chalk downlands, so the preservation of these areas is of great significance.  

7.6 More widely, Totternhoe is the best place in the country to see the small blue butterfly, and there 

are 32 butterfly species recorded in the area, including the Duke of Burgundy, Common and 

Chalkhill Blue, Meadow Brown and Marbled White. Bird species include skylarks, warblers, 

finches, buntings and turtle doves. Red kites, buzzards and kestrels are also a common sight. 

Large anthills on the open grassland are home to the yellow meadow ant. 

7.7 The Neighbourhood Plan seeks to protect and enhance the natural environment. It supports the 

requirement to conserve and provide a net gain in biodiversity through planning policy whilst 

accommodating sustainable development. 

7.8 Development should not cause harm or damage to existing environmental assets such as areas 

of ecological, geological, villagescape, or landscape value, and maximise opportunities to 

enhance such assets. Developments should seek to protect and enhance these habitats and 

include an appropriate landscape and ecological management plan including a list of trees and 

shrubs to be planted to ensure the rural and green character of the parish is enhanced, and which 

should involve the planting of new trees and hedgerows of native species in gardens, communal 

areas or on roadsides where practical.  

7.9 The Defra biodiversity metric has been designed to determine and quantify existing biodiversity 

value, in terms of habitats, and the consequent measures required to ensure measurable net 

gain. Net gain involves a post development increase in biodiversity units of 10%. Natural England 

considers this to be the most appropriate mechanism for determining current ecological value 

and delivering biodiversity net gain. Ecological assessment by suitably qualified people must 

utilise this metric on all habitats to determine net gain. Ecological reports must be consistent with 

BS 42020 Biodiversity – code of practise for planning and development.  

7.10 If significant harm resulting from a development cannot be avoided (for instance by locating to 

an alternative site with less harmful impacts), adequately mitigated, or, as a last resort, 

compensated for, then planning permission should be refused. 

7.11 Totternhoe has developed a Green Infrastructure Strategy15 and an associated action in Section 

13 of this Neighbourhood Plan to set out whether there are any outstanding projects to be 

delivered and when an update to that Strategy might be appropriate. 

POLICY T8: NATURAL LANDSCAPE AND BIODIVERSITY 
 
1. As appropriate to their scale, nature and location, development proposals should maintain and, 

where practicable, enhance the natural environment, landscape features such as chalk 
downland and orchards, and the rural character and setting of the neighbourhood area. All 

 
15 https://www.bedscape.org.uk/BRMC/chalkarc/low-res-pds/Totternhoe-LN.pdf  

https://www.bedscape.org.uk/BRMC/chalkarc/low-res-pds/Totternhoe-LN.pdf
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development proposals should maintain and enhance existing on-site biodiversity assets and 
provide for wildlife needs on site. development proposals should demonstrate that they have 
addressed the following matters, as they are appropriate to their scale, nature and location: 
 

a. The guidance and advice contained in the CBC Design Guide, the Chilterns Buildings 
Design Guide and the CBC Landscape Character Assessment for the Totternhoe Chalk 
Escarpment; 
 

b. Achieve a net gain in biodiversity, as measured by the Defra Biodiversity Metric; 
 

c. Protect designated sites, protected species and ancient or species-rich hedgerows, 
grassland and woodlands;  

 
d. Preserve ecological networks, in particular those defined in Figure 7.1, that enable the 

migration and transit of flora and fauna;  
 

e. Protect ancient trees or trees of arboricultural value16; 
 

f. Include new landscape buffers where a development abuts open countryside. These 
must be of an appropriate scale an in keeping with local landscape character to ensure 
effective mitigation and sympathetic integration of any development; 

 
g. Incorporate open space that is:  

 
i. in usable parcels of land and not fragmented  
ii. safe, easily accessible and not severed by any physical barrier  
iii. is accessible to the general public  
iv. creates a safe environment considering lighting and layout  
v. complemented by landscaping  
 

h. Protect dark, rural landscapes from light intrusion/pollution. 
 
2. The use of an appropriate legal agreement is encouraged to ensure proper management of the 

open space over the lifetime of the development.  
 

Conformity Reference: NP Objective: 1; South Beds Local Plan (adopted 2004): Policies not saved, the Landscape 
Character Assessment is most relevant; Emerging Local Plan: EE1 to EE6; and NPPF para: 170, 172, 174 

 

 

 

 

 

 
16 As described in: https://www.woodlandtrust.org.uk/publications/2008/11/what-are-ancient-trees/  

https://www.woodlandtrust.org.uk/publications/2008/11/what-are-ancient-trees/
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8 TRANSPORT AND MOVEMENT 

Policy T9: Encouraging sustainable movement  

8.1 With the projected growth in population, and associated development, of nearby Leighton 

Buzzard, Houghton Regis and Dunstable, traffic and movement around and through the individual 

settlements will be an even greater issue for residents and visitors alike than at present. In 

Totternhoe, feedback from the community revealed the following concerns in relation to 

transport and movement: 

• Traffic congestion - The main roads through the village - Castle Hill Road and Church Road - are 

both minor ones but become heavily congested with traffic at peak times due to the fact that 

the village is used as a thoroughfare between Dunstable and Leighton Buzzard, not only by local 

people but these days by anybody in possession of a satnav. It is now a notorious and well-used 

'rat run'. 

• Traffic volume – Particularly at morning rush hour, but also during the evening, with those with 

children having to cross a very busy Castle Hill Road without any designated pedestrian 

crossings to the local school. 

• Traffic speed – Whilst the entire village is contained within a 30mph speed limit, this is largely 

ignored. A speed watch team and traffic calming measures have been established, although 

speed indication signs are in disrepair. 

• HGV traffic through the village - A 7.5t lorry limit was imposed throughout the village in 2016, 

which has reduced the number of large lorries going through the village. However, there is an 

exemption for driver training lorries, and there are a number of firms operating in the area 

which regularly drive down Castle Hill Road and Dunstable Road.  Totternhoe is currently on a 

DVSA test route and the lorries practice hill starts on Dunstable Road. 

• Poor public transport provision – There is only one regular bus routes, the 61/61A, which 

operates between Aylesbury and Dunstable. Bus times can be quite restrictive for residents; 

although provision for workers is reasonable (buses start as early as 06:30 towards Dunstable 

and 06:56 towards Aylesbury). There is no service operating later in the evening (the last bus 

from Dunstable is at 19:10, from Aylesbury at 18:34).  Occasionally there is a last bus at 22:00. 

This means that the only public transport provision for residents after those times is through 

the use of taxis. There is a request service also provided by South Beds Dial-a-Ride, but the use 

is restricted by the membership of those who are unable to use public services due to disability, 

age or social exclusion. 

• Lack of segregated cycle lanes/ bridleways - The village and surrounding area is a magnet for 

pedal cycling, with its beautiful countryside and its proximity to urban areas. There is currently 

no provision for cyclists on the roads, so they share space with car users and other vehicles-a 

safety concern. Horse riders too are also forced to share the roads with motor vehicles with 

concerns due to the volume and speed of the traffic. 

77% of residents felt that the volume of traffic was a problem. 
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• Narrow pavements and paths - The majority of roads in the village have pavements, but these 

are sometimes narrow, with overhanging vegetation, and can be blocked by bins or parked cars.  

This presents a safety issue for pedestrians and children walking to school in the village, 

exacerbated by the lack of pedestrian crossings, and also those with reduced mobility. Some 

footpaths in the area have narrowed too over time and these should be reinstated to their 

original width where possible. 

8.2 Whilst the Neighbourhood Plan cannot prevent people from using their cars, improvements to 

key movement routes in the parish will encourage short, local journeys to be made by foot or 

bicycle. Not only will this alleviate congestion and associated air pollution (particularly outside 

the school and at the main junctions) but will provide regular healthy exercise. Linking both 

existing and new development areas into the network of existing routes, as well as different parts 

of the village where routes and access is restricted by traffic volumes and safety, is vital to 

encourage more walking and less use of the car, and to connect these areas and their residents 

to the key destinations within the area and beyond. 

8.3 Figures 8.1 (overleaf) shows the primary public rights of way routes within the parish, which 

connect the main housing areas with the local facilities and also which enable sustainable 

movement to nearby settlements. It is these routes that new development should link into and 

which should be maintained for a range of users. Additional community actions to support safer 

and more sustainable movement in Totternhoe are included in Section 13 of this Plan. 

POLICY T9: ENCOURAGING SUSTAINABLE MOVEMENT  
 
1. To ensure that residents can access social, community, public transport, schools, retail and 

other important facilities in Totternhoe and in neighbouring settlements in a sustainable and 
safe way, all new developments should ensure safe pedestrian access to link up with the 
existing footpath and cycleway network, and public transport network, as defined in Figure 
8.1 and on the Policies Map. 
 

2. The provision of new, or the enhancement of existing, cycle and pedestrian routes that are 
physically separated from vehicular traffic and from one another will be strongly supported. 
Such routes should be of permeable material where possible and also ensure that access by 
disabled users and users of mobility scooters is secured.  

 
3. The design and layout of works related to the widening of footpaths or the provision of 

traffic-calming measures should enhance the rural, village character, for example retaining 
hedgerows, trees and soft verges where possible. Materials and layout must be sympathetic 
to local character, in accordance with Policy T4 (Character and Heritage) of this 
Neighbourhood Plan, the CBC Design Guide and the Chilterns Buildings Design Guide. 

 
4. Loss of public bridleways and footpaths will not be approved unless suitable alternatives are 

provided.  
 
Conformity Reference: NP Objective: 5; South Beds Local Plan (adopted 2004): T11, R15; Emerging Local Plan: 
T1, EE12; and NPPF para: 91, 98, 102, 103, 104 
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Figure 8.1 Main footpath and bus stops
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Policy T10: Public car parking 

8.4 Whilst the neighbourhood plan predominantly seeks to encourage sustainable modes of 

transport, the area does have high car ownership and is also a popular destination for visitors. 

The issues of car parking, and particularly the availability of public parking spaces, is a serious 

concern among local residents, as this can add to congestion and lack of safety for pedestrians. 

8.5 The main areas of concern are: 

Parking outside the primary school in Church Road  

8.6 Although many village school children can 

walk to the school due to traffic and road 

safety concerns when crossing the busy 

main road, this is limited. Many other 

school children also come from parts of 

Dunstable and Leighton Buzzard. There is 

no school bus provision, so these children 

out of necessity arrive at the school by car.   

8.7 Parking provision around the school is 

limited. Congestion is particularly bad in the afternoon, when parents park and wait for their 

children and, as a result of this the roads around the school - in Church Road, Wellhead Road and 

Furlong Lane – are all reduced to single track roads. Parking is often dangerously close to the 

junction of all three roads and reduces lines of sight and available space for other road users. This 

is a major safety concern. At present, there are no speed reduction measures around the school, 

and the speed limit is still 30mph rather than the recommended 20mph.   

8.8 To aid access to the school, many people use the car park at the Church and additionally there is 

an agreement with the cricket club on Dunstable Road allowing people to use their quite 

generous car park for this purpose; due to the distance involved, however, this is off-putting for 

most, particularly in inclement weather, added to the fact that there are no pedestrian road 

crossing facilities in place. 

Parking at the Old Farm Inn 

8.9 Parking problems also occur in the same place when the pub, the Old Farm Inn, has special events 

which draw in a lot of customers. 

Parking at the Recreation Ground at Church End 

8.10 Parking is a particular problem on Wednesdays and at the weekend when there is football training 

or matches at the Recreation Ground at Church End. The car park at the ground is too small to 

accommodate full attendance, with cars parking on the verges on Castle Hill Road, Church Road 

and Furlong Lane. Often again these cars are close to the road junctions, reducing safety for other 

road users. 
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8.11 An objective of the Neighbourhood Plan therefore is to retain, manage and improve the quality 

of the existing car parking areas, particularly serving these facilities, as well as seeking additional 

space where it can be secured. This objective includes to ensure that users are supported to safety 

use routes and facilities with regards to safe access to and from their destination. This is important 

for the continued economic prosperity of the village as well as the convenience of residents. This 

complements policy T5 (Design of development), which seeks to ensure that any new 

development within the parish provides adequate off-street car parking with development. 

8.12 It should be noted that any works to the road network should consider the impact on flood risk 

and the performance of the existing drainage arrangements (such as highway drainage and 

roadside ditches), in consultation with the latest flood maps for the area. This is to ensure that 

any works are complimentary to these and prioritise betterment of the existing arrangements to 

reduce the risk this poses to the existing community. SuDS and traffic calming should be designed 

together, to provide multiple benefits for the environment17, as set out in Policy T7 (Minimising 

the Risk of Flooding).  This applies to areas of proposed new parking (as set out in Policy T9), 

particularly near to the recreation ground and at the junction of Castle Hill Road and Church Road, 

where there is an increased risk of flooding. It would also apply to any traffic calming measures 

installed in the parish. 

POLICY T10: PUBLIC CAR PARKING 

1. Development proposals that would result in an unacceptable loss of existing publicly available 
off-street car parking spaces will not be supported.  

2. Proposals that enable the provision of additional public off-road car parking spaces, in 
particular next to the school, Church End recreation ground and other local community 
facilities to alleviate congestion, will be supported, subject to the policies of this 
Neighbourhood Plan and in particular Policy T7 (Minimising the Risk of Flooding) in respect of 
the provision of SuDS to address drainage and reduce flood risk. 

3. Alongside any new public car parking provision, the following facilities will be strongly 
supported to be provided as part of that provision:  

a. dedicated bicycle parking facilities, preferably with e-bike charging points, covered and 
secure; and  

b. future-proofed electric vehicle charging points.  

Conformity Reference: NP Objective: 3; South Beds Local Plan (adopted 2004): T10; Emerging Local Plan: T3; and 
NPPF para: 105, 106 

 
17 Examples: https://www.susdrain.org/delivering-suds/using-suds/benefits-of-suds/traffic-calming  

Off street parking for at least two cars per household was requested by residents with 

any new housing development to mitigate problems in the future. 

https://www.susdrain.org/delivering-suds/using-suds/benefits-of-suds/traffic-calming
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9 COMMUNITY FACILITIES 

Policy T11: Safeguarding community facilities 

 
9.1. Totternhoe has limited facilities 

available in the village, with 

residents relying predominantly on 

those in nearby larger towns, for 

instance for medical facilities. The 

loss of any of the facilities that do 

exist, as shown in Figure 9.1, would 

have a detrimental effect on the 

village, forcing residents to travel 

elsewhere. This would be 

particularly impactful for the vulnerable sectors of the population such as the elderly and those 

with young children. Facilities are outlined below and shown in Figure 9.1. 

 

• The primary school - Totternhoe Academy, accommodates children from Totternhoe as a 

priority, although approximately 50% of the children are from neighbouring settlements. 

 

• Local shops and pubs - two Public Houses, a Butchers, the Memorial Hall, Church Hall and a 

Church. The Memorial and Church halls provide a meeting space for numerous activities to 

take place.  

 

• Leisure facilities: Totternhoe has three recreation grounds, which incorporate children’s play 

equipment, Totternhoe Football Club and Dunstable Cricket Club. The CBC Recreation and 

Open Space Strategy18 identifies a need to improve the quality of playgrounds in line with 

quality standards. There is a slight deficit in the provision of small amenity spaces19. Privately 

owned leisure facilities include the Gliding Club.  

 

9.2. The desire for a village shop was indicated in the community feedback. The village has had a shop 

on various occasions over the years, but 

unfortunately due to competition from 

supermarkets and on-line shopping, and 

incidents of crime the shops have not been 

viable. If there was evidence that there was 

sufficient demand for one, this should be 

considered to be supported by the plan.  The 

local engagement also revealed support for the 

following: local nature trail, equipped 

 
18 https://www.centralbedfordshire.gov.uk/migrated_images/chapter-2-recreation-1_tcm3-14101.pdf  
19 https://centralbedfordshire.app.box.com/s/ep0qz0i4xb6afxgp6udwu5ui63tfudmd  

https://www.centralbedfordshire.gov.uk/migrated_images/chapter-2-recreation-1_tcm3-14101.pdf
https://centralbedfordshire.app.box.com/s/ep0qz0i4xb6afxgp6udwu5ui63tfudmd
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playground, community garden, bowling green and mountain bike trail. 

 

9.3. The loss of an existing community facility to an alternative use will also be strongly resisted.  

Equally, opportunities could be available to support and enhance existing local facilities and 

develop new ones. Therefore, applications for new facilities will generally be supported, provided 

they are appropriate within the Green Belt and there are no adverse effects on amenity or 

facilities of the existing residents.  

 

 
 

POLICY T11: SAFEGUARDING COMMUNITY FACILITIES  

 
1. Proposals for new and/or improved community facilities, including the provision of a 

Community Shop, additional amenity spaces and improvements to children’s playgrounds will 
be supported subject to the following criteria:  

 
a. The proposal demonstrates the existence of very special circumstances, as set out in 

paragraphs 143 and 144 of the National Planning Policy Framework, which outweigh 
any demonstrable harm to the Green Belt.  

b. The proposal would not have significant harmful impacts on the amenities of 
surrounding residents and the local environment; and  

c. The proposal would not have significant adverse impacts upon the local road network, 
in particular Castle Hill Road.  

d. The proposal incorporates adequate off-street parking as set out in Policy T10. 
 

2. Proposals that would result in the loss of existing community and leisure facilities, as indicated 
on Figure 9.1, will only be supported if alternative and equivalent facilities are provided. Such 
re-provision will be required to demonstrate that the replacement facility is:  

 
a. at least of an equivalent scale to the existing facility; and 
b. is in a generally accessible location for the community; and 
c. is made available before the closure of the existing facility; and  
d. is of a quality fit for modern use.  

Conformity Reference: NP Objective: 2; South Beds Local Plan (adopted 2004): R10, R14; Emerging Local Plan: 
EE13, HQ3; and NPPF para: 91, 92, 143, 144 

50% of the residents responded that they liked the Village pubs and clubs. 

When asked about types of development, residents suggested that a shop 

would be useful. 
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Figure 9.1 – Local facilities in Totternhoe 
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10 RURAL ECONOMY  

Policy T12: Rural enterprise and use of agricultural buildings for business 

10.1. Sources of employment within the parish include within 

leisure and hospitality (the two pubs and three 

social/sporting clubs), education (at Totternhoe CE 

Academy), and in agriculture and equestrian sports. 

Lower End (Knolls View) accommodates a metal recycling 

firm, plaster recovery operation and a truck plant 

business. There is a butcher’s shop in the village, but no 

other commercial properties (i.e. a village shop or post 

office) currently active. Retail outlets are found in nearby 

Dunstable, Luton, Leighton Buzzard and Milton Keynes.  

 

10.2. The village is surrounded by several farms which, in addition to providing food and employment, 

also manage and maintain the beautiful countryside. The Neighbourhood Plan seeks to support 

rural businesses in the parish and recognises the need for flexibility in the use of existing 

buildings, where this is appropriate within the Green Belt. 

 

10.3. Policy T12 has a close relationship with Policy T7 (Minimising the Risk of Flooding), where any 

change of agricultural plots to support industrial re-development should seek to retain existing 

environmental features including land drainage (ditches/watercourses). Where it is appropriate 

to do so developments should take account of each of the policies. 

POLICY T12: RURAL ENTERPRISE AND USE OF AGRICULTURAL BUILDINGS FOR BUSINESS 
 
The change of use of an agricultural building to an employment-generating activity will be 
supported, providing it addresses the following criteria: 

a. The proposal is either considered appropriate within the Green Belt, as set out in 
paragraphs 145 and 146 of the National Planning Policy Framework, or the proposal 
demonstrates the existence of very special circumstances, as set out in paragraph 147 of 
the National Planning Policy Framework. 

b. It is intended for use by a business which is appropriate in a rural location, relates well to 
the location and does not adversely affect the amenity of residents and other countryside 
users. 

c. Any amendments to the building do not materially increase the visual impact of the 
building on the landscape. 

d. The proposed reuse would not cause harmful and/or negative impact with surrounding 
agriculture or other land-based activities. 

e. The proposal seeks to protect existing and natural land drainage, meeting the criteria set 
out in Policy T6 (Minimising the risk of flooding). 

f. The proposal is sympathetic to the rural context and setting in terms of design and 
operational activities, in accordance with the other policies in the neighbourhood plan. 

g. Adequate off-street car parking is provided within the existing footprint of the site. 
 

Conformity Reference: NP Objective: 6; South Beds Local Plan (adopted 2004): NE10, NE12; Emerging Local Plan: 
EMP4, DC1; and NPPF para: 83, 145, 146, 147 
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Policy T13: High Speed Broadband 

 
10.4. The modern economy is changing and increasingly needs good communications infrastructure 

as a basic requirement. The 2011 Census highlights how people are working differently to a 

generation ago – Totternhoe has a high proportion of people who are self-employed (23% in 

the 2011 census). In the parish, 16% of people work mainly from home compared to 6% across 

Central Bedfordshire. It will be important to ensure that those working from home are able to 

access the facilities necessary to assist them in sustaining their businesses. Commonly this is in 

service activities that simply require access to a computer and a broadband connection.  

 
10.5. The local engagement for the Plan revealed that broadband speeds are a problem, which 

hinders businesses (and residents) reliant on it. There are a number of small or micro businesses 

registered to addresses in the village offering services that range from building services to IT, a 

less visible element of the local economy. The need for high-speed broadband to serve 

Totternhoe is therefore paramount as slow speeds represent a fundamental constraint to the 

continuing expansion of self-employed activity for those working from home or from a small 

office. 

 

10.6. Government has recognised that there is a significant gap in availability of basic and superfast 

broadband, particularly in rural areas where British Telecom (BT) and other national providers 

have not invested in upgrades to the network. The Broadband Delivery UK (BDUK) programme 

aimed to deliver superfast broadband to 95% of premises by 2017 and 99% by 2018. The 

government’s announcement in 2015 to offer a new broadband Universal Service Obligation 

(USO) from March 2020 gave people the right to request an affordable broadband connection, 

at a minimum speed, from a designated provider, up to a reasonable cost threshold. 

 

10.7. The parish council is aware of government funding in the form of the Gigabit Broadband scheme. 

The parish fully supports this scheme and would request that in conjunction with any new 

development this scheme is supported enabling the village with high-speed internet access. An 

associated action will be to work with broadband providers to improve network availability, both 

in the village and the more rural parts of the parish. 

POLICY T13: HIGH SPEED BROADBAND 

All new residential, commercial and community properties within the Neighbourhood Plan area 
should be served by a superfast broadband (fibre-optic) connection and where possible FTTP 
(Fibre to the Premises) is to be supplied to new and existing properties. 

The only exception will be where it can be demonstrated, through consultation with Next 
Generation Access (NGA) Network providers, that this would not be either possible, practical or 
economically viable. In such circumstances, sufficient and suitable ducting should be provided 
within the site and to the property to facilitate ease of installation at a future date on an open 
access basis.  

Conformity Reference: NP Objective: 6; South Beds Local Plan (adopted 2004): none saved; Emerging Local Plan: 
HQ5; and NPPF para: 112 
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11 IMPLEMENTATION AND PLAN REVIEW 

11.1. The Parish Council is the official body responsible for the Neighbourhood Plan. It established a 
Steering Group – comprising councillors and residents - to lead on the development of the 
Neighbourhood Plan. Once the Plan has been ‘made’, the work of the Steering Group effectively 
comes to an end. There are, however, a series of actions that will need to be undertaken, not 
least the early review of the Neighbourhood Plan, in light of the emerging Local Plan. For this 
reason, the Parish Council might consider establishing a steering group to support any future 
reviews.  

 
11.2. Specific actions that will need to be undertaken are as follows: 

 

• Pursuing the Non-Policy Actions detailed in Section 13 of this document; 
 

• Commenting on planning applications or consultations relating to the Neighbourhood Plan 
area; 

 

• Monitoring the application of the Neighbourhood Plan policies to ensure they have been 
applied consistently and interpreted correctly in response to planning applications; 

 

• Maintaining a dialogue with Central Bedfordshire Council regarding the timing and content 
of its emerging Local Plan; and 

 

• Considering any amendments required to the Neighbourhood Plan, for instance as a result 
of emerging Local Plan policy or changes to national policy. 
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12 INFRASTRUCTURE IMPROVEMENTS AND PROVISION 

12.1 The Parish Council is keen to influence the way in which developer contributions are spent in 

the neighbourhood area to the full extent of its powers under national legislation and planning 

guidance. 

12.2 There are different types of contributions arising from section 106 agreements, section 278 

agreements and the Community Infrastructure Levy (CIL): 

• A section 106 agreement (based on that section of the 1990 Town & Country Planning 

Act) or planning obligation is a private agreement made between local authorities and 

developers and can be attached to a planning permission to make acceptable a 

development which would otherwise be unacceptable in planning terms.  

• A section 278 agreement refers to a section of the Highways Act 1980 that allows 

developers to enter into a legal agreement with the local authority to make alterations or 

improvements to an existing public highway as part of a planning application.  

• The Community Infrastructure Levy (CIL), levied by the District Council, is a non-negotiable 

charge on development based on a fixed rate per square metre of net additional 

development on a site.  Different charge rates apply for different types of uses and in 

different areas. The levy is intended to fund the provision, improvement, replacement or 

maintenance of infrastructure required to support development in the area. The Central 

Bedfordshire CIL Preliminary Draft Charging Schedule was published for a six-week 

consultation period on 14 January 2013. The second stage of consultation, the publication 

of the Draft Charging Schedule, was carried out in the summer of 2015. CBC is currently 

reviewing the schedule following the withdrawal of the Development Strategy in 

November 2015. There is no agreed timescale for future work at this stage (February 

2019)20. 

12.3 With a ‘made’ (adopted) Neighbourhood Plan, the local community would benefit from an uplift 

in the level of CIL received, from 15% (capped at £100 per existing property) to an uncapped 

25% of CIL receipts from the Totternhoe Neighbourhood Area.   

12.4 An additional action therefore is for the Parish Council to set out a Spending Priority Schedule 

for developer contributions to be spent on. There will be a commitment within this to ensuring 

that any developer contributions (as defined above) are used within the parish as far as possible 

to benefit the community hosting the development and to mitigate impacts of that 

development. 

12.5 The Parish Council intends to regularly review its spending priorities. Any proposed changes to 

spending principles or priorities will be published for comment by the community and other 

interested parties. Once finalised, any updated list will be published on the Neighbourhood Plan 

website and in relevant literature. 

 

 
20 https://www.centralbedfordshire.gov.uk/info/44/planning/441/community_infrastructure_levy  

https://www.centralbedfordshire.gov.uk/info/44/planning/441/community_infrastructure_levy
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13 NON-POLICY ACTIONS  

Ref. Issue Possible actions Lead agencies and 
partners (see Key) 

General 

1.  Identify priorities for infrastructure 
expenditure locally, to allocate any 
developer contributions/ other funding 

Develop a Spending Priority Schedule and agree with CBC. TPC, CBC 

Design and heritage 

2.  Need to identify and protect buildings that 
are not listed, but which are important 
assets  
 

Undertake a consultation and local survey to identify potential buildings 
and structures to add to the Local List held by Historic England.  
 
Consider extending the existing Conservation Area to cover the whole of 
the village. 
 

TPC, CBC, local 
heritage groups, 
Historic England  
 

Countryside and green space 

3.  Supporting flora and fauna in the parish Encouraging Environmental Stewardship Schemes 
Encouraging the use of hedgehog holes in fencing among local residents. 
 

Local landowners, 
local residents, 
National Trust, 
Wildlife Trust, 
Chilterns 
Conservation Board 

4.  Green Infrastructure Consider updating the Green Infrastructure Plan. TPC, BRCC, Wildlife 
Trust, CBC 
Countryside Access, 
National Trust, 
Wildlife Trust, 
Chilterns 
Conservation Board 

5.  Keeping the countryside tidy Consider whether there are additional measures that could be put in place 
to tackle localised problems of fly-tipping, vandalism or inappropriate 
motorbike use. 

TPC, local 
landowners, police 



   
Totternhoe Neighbourhood Plan 

Referendum Version 
 

50 
 

Ref. Issue Possible actions Lead agencies and 
partners (see Key) 

 
 
 

Transport and movement 

6.  Signage in the village Undertake an audit of signage and amend/improve signage where 

necessary – this will link to the heritage aims, where improving signage 

will enable greater access and understanding of the historic assets in the 

parish and how they have contributed to the development of Totternhoe. 

TPC, CBC 

7.  To improve safe access within the 
village               

Co-ordinate action between community facilities owners (clubs and 

school etc.), the Parish Council and CBC to ensure and support safe 

access within and across the village and encourage greater and safer 

walking access.  For example, installation of a zebra crossing or similar to 

encourage walking and better connect the internal village walking routes 

as well as use of alternative parking etc. 

TPC, CBC, local 
facilities owners 

8.  Overgrown vegetation making narrow 
pavements less accessible 

The Rights of Way should be monitored, hedges cut back more often to 

enable easy access for families and the less agile in the community.  

Footways to be maintained to statutory minima by Highways department 

of CBC.   

TPC, CBC, local 
residents, 
SUSTRANS 

9.  Traffic speeding through the village The Parish Council is in negotiation with Central Bedfordshire Council with 

regards to proposals for traffic calming measures, which include raised 

tables in Castle Hill Road and Church Road, and a 20mph limit outside the 

school.  

TPC, CBC, ‘20’s 
Plenty’ national 
group 
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Ref. Issue Possible actions Lead agencies and 
partners (see Key) 

The installation of speed cameras to reduce traffic speeds through the 

village is also being considered by the Parish council, and costs 

investigated. 

10.  Lack of off-street parking for existing 
residents 

Agreement has been reached for the provision of off-street parking bays 

in Lancotbury Close for residents. 

TPC, local residents, 
CBC 

11.  HGVs travelling through the village Liaise with the DVSA about the HGV test route through the village and 

push for alternative routes to be taken up instead. 

Support efforts of the council to ensure alternative route used by DVLA 

for HGV testing. 

TPC, DVSA, CBC, 
DVLA 

12.  Limited car parking at the school If the school is developed, then consideration to parking/dropping off 

/picking up needs to be incorporated. 

 

TPC, CBC 

13.  Lack of bus services to nearby towns Work with the bus company to understand whether there is potential to 

extend the existing bus services. 

Explore the potential to invest in expanded community bus services which 

provide publicly available transport to key destinations, including railway 

stations, local hospitals and shopping centres.  

 

Local bus 
companies, CBC, 
community bus 
operators 

Community facilities 

14.  Lack of village shop Consider viability and potential locations to house a community shop. Local facility owners, 
farmers 

15.  Call for a nature trail Consider options for the creation of a nature trail within the parish. Landowners, TPC, 
local walking group 
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Ref. Issue Possible actions Lead agencies and 
partners (see Key) 

16.  Tackling anti-social behaviour Identify ‘hot spots’ for anti-social activity and work with partners to draw 
up a plan to tackle this, for instance additional surveillance. 

TPC, local police, 
Environment Agency  

17.  Few activities and clubs for children locally Potential to encourage more locally located clubs and activities. Local residents, 
Scout Association, 
primary school, 
Community and 
Voluntary sector 

Rural economy 

18.  Opportunity to promote Totternhoe as a 
visitor destination, including for walkers 
 

Explore options to develop a tourism website for Totternhoe (and 
associated material as necessary). This might include identifying a local 
space, within one of the existing community facilities, for use as a visitor 
information location. 

TPC, Experience 
Bedfordshire, 
community facilities 

Key to abbreviations 

• CBC – Central Bedfordshire Council 

• DVLA – Driver and Vehicle Licensing Agency 

• DVSA – Driver and Vehicle Standards Agency 

• TPC – Totternhoe Parish Council
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14 POLICIES MAP 

A larger A3 map accompanies the Plan, to assist in discerning the boundaries of the designations. 
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15 GLOSSARY 

• Affordable housing: housing for sale or rent, for those whose needs are not met by the market 

(including housing that provides a subsidised route to home ownership and/or is for essential local 

workers); and which complies with one or more of the following definitions:  

a) Affordable housing for rent: meets all of the following conditions: (a) the rent is set in 

accordance with the Government’s rent policy for Social Rent or Affordable Rent, or is at 

least 20% below local market rents (including service charges where applicable); (b) the 

landlord is a registered provider, except where it is included as part of a Build to Rent 

scheme (in which case the landlord need not be a registered provider); and (c) it includes 

provisions to remain at an affordable price for future eligible households, or for the 

subsidy to be recycled for alternative affordable housing provision. For Build to Rent 

schemes affordable housing for rent is expected to be the normal form of affordable 

housing provision (and, in this context, is known as Affordable Private Rent).  

b) Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning Act 2016 

and any secondary legislation made under these sections. The definition of a starter home 

should reflect the meaning set out in statute and any such secondary legislation at the 

time of plan-preparation or decision-making. Where secondary legislation has the effect 

of limiting a household’s eligibility to purchase a starter home to those with a particular 

maximum level of household income, those restrictions should be used.  

c) Discounted market sales housing: is that sold at a discount of at least 20% below local 

market value. Eligibility is determined with regard to local incomes and local house prices. 

Provisions should be in place to ensure housing remains at a discount for future eligible 

households.  

d) Other affordable routes to home ownership: is housing provided for sale that provides a 

route to ownership for those who could not achieve home ownership through the market. 

It includes shared ownership, relevant equity loans, other low-cost homes for sale (at a 

price equivalent to at least 20% below local market value) and rent to buy (which includes 

a period of intermediate rent). Where public grant funding is provided, there should be 

provisions for the homes to remain at an affordable price for future eligible households, 

or for any receipts to be recycled for alternative affordable housing provision, or refunded 

to Government or the relevant authority specified in the funding agreement.  

• Ancient or veteran tree/tree of arboricultural value: A tree which, because of its age, size and 

condition, is of exceptional biodiversity, cultural or heritage value. All ancient trees are veteran 

trees. Not all veteran trees are old enough to be ancient, but are old relative to other trees of the 

same species. Very few trees of any species reach the ancient life-stage.  

• Archaeological interest: There will be archaeological interest in a heritage asset if it holds, or 

potentially holds, evidence of past human activity worthy of expert investigation at some point.  

• Change of Use - A change in the way that land or buildings are used (see Use Classes Order). 

Planning permission is usually necessary to change a "use class".  

• Community Infrastructure Levy (CIL) – a fixed, non-negotiable contribution that must be made by 

new development. It is chargeable on each net additional square metre of development built and 

is set by CBC. 
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• Conservation (for heritage policy): The process of maintaining and managing change to a heritage 

asset in a way that sustains and, where appropriate, enhances its significance. 

• Conservation area - an area of notable environmental or historical interest or importance which 

is protected by law against undesirable changes. 

• Designated heritage asset: A World Heritage Site, Scheduled Monument, Listed Building, 

Protected Wreck Site, Registered Park and Garden, Registered Battlefield or Conservation Area 

designated under the relevant legislation.  

• Green infrastructure: A network of multi-functional green space, urban and rural, which is capable 

of delivering a wide range of environmental and quality of life benefits for local communities.  

• Heritage asset: A building, monument, site, place, area or landscape identified as having a degree 

of significance meriting consideration in planning decisions, because of its heritage interest. It 

includes designated heritage assets and assets identified by the local planning authority (including 

local listing). 

• Local Plan - Local Plans set out a vision and a framework for the future development of the area, 

addressing needs and opportunities in relation to housing, the economy, community facilities and 

infrastructure – as well as a basis for safeguarding the environment, adapting to climate change 

and securing good design for the area they cover. They are a critical tool in guiding decisions about 

individual development proposals, as Local Plans (together with any Neighbourhood Development 

Plans that have been made) are the starting-point for considering whether applications can be 

approved. It is important for all areas to put an up to date Local Plan in place to positively guide 

development decisions.  

• Local planning authority: The public authority whose duty it is to carry out specific planning 

functions for a particular area. All references to local planning authority include the district 

council, London borough council, county council, Broads Authority, National Park Authority, the 

Mayor of London and a development corporation, to the extent appropriate to their 

responsibilities. 

• National Planning Policy Framework (NPPF) – the national planning policy document which sets 

out the Government’s planning policies for England and how these are expected to be applied. 

• Nature Recovery Network: An expanding, increasingly connected, network of wildlife-rich 

habitats supporting species recovery, alongside wider benefits such as carbon capture, water 

quality improvements, natural flood risk management and recreation. It includes the existing 

network of protected sites and other wildlife rich habitats as well as and landscape or catchment 

scale recovery areas where there is coordinated action for species and habitats.  

• Non-strategic policies: Policies contained in a neighbourhood plan, or those policies in a local plan 

that are not strategic policies.  

• Older people: People over or approaching retirement age, including the active, newly-retired 

through to the very frail elderly; and whose housing needs can encompass accessible, adaptable 

general needs housing through to the full range of retirement and specialised housing for those 

with support or care needs. 

• Previously developed land/ brownfield land: Land which is or was occupied by a permanent 

structure, including the curtilage of the developed land (although it should not be assumed that 

the whole of the curtilage should be developed) and any associated fixed surface infrastructure.  
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• Roadside Nature Reserve: Roadside Nature Reserves include a number of scarce and threatened 

wildlife habitats such as ancient woodland, heathland and chalk grassland. One chalk grassland 

verge supports so many plants that the flower and grass seed has been collected and used to help 

create new chalk grassland on nearby arable land. 

• Section 106 agreement - A mechanism under Section 106 of the Town and Country Planning Act 

1990 which makes a development proposal acceptable in planning terms that would not 

otherwise be acceptable. 

• Self-build and custom-build housing: Housing built by an individual, a group of individuals, or 

persons working with or for them, to be occupied by that individual. Such housing can be either 

market or affordable housing. A legal definition, for the purpose of applying the Self-build and 

Custom Housebuilding Act 2015 (as amended), is contained in section 1(A1) and (A2) of that Act. 

• Settlement ‘Ends’ – The original ‘hamlets’ that were settled and which collectively have evolved 

to form the settlement of Totternhoe. 

• Settlement envelopes - These identify the areas in the district of primarily built form, rather than 

countryside. They identify areas within which development of brownfield land may normally be 

appropriate, including infilling, redevelopment and conversions in accordance with Government 

Policy and Guidance (NPPF and NPPG). They do not include a presumption for the development 

of greenfield land such as playing fields and other open space. Identified built-up area boundaries 

do not necessarily include all existing developed areas.  

• Strategic environmental assessment: A procedure (set out in the Environmental Assessment of 

Plans and Programmes Regulations 2004) which requires the formal environmental assessment of 

certain plans and programmes which are likely to have significant effects on the environment. 

• Supplementary Planning Documents (SPD) - Supplementary Planning Documents may cover a 

range of issues, both topic and site specific, which may expand policy or provide further detail to 

policies contained in a Development Plan Document, where they can help applicants make 

successful applications or aid infrastructure delivery.  

• Use Classes Order - The Town and Country Planning (Use Classes) Order 1987 (As amended in 

1995, 2005 and 2013) puts uses of land and buildings into various categories. Planning permission 

is not needed for changes of use within the same use class.  

• Wildlife corridor: Areas of habitat connecting wildlife populations. 
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16 LIST OF EVIDENCE DOCUMENTS 

All documents are available to view on the Totternhoe Neighbourhood Plan website: 

http://www.totternhoe.com/neighbourhood-plan-for-totternhoe/.  

(Website addresses correct at May 2021) 

• Ancient Tree Guide 4: What are ancient, veteran and other trees of special interest, 2008 

• Bedfordshire and Luton Minerals and Waste Local Plan, 2005  

• Building for a Healthy Life  

• Census, 2011 

• Central Bedfordshire Landscape Character Assessment – Type 9 Chalk Escarpments, 2015 

• Central Bedfordshire & Luton Green Belt Study (Stage 1 & 2) (July 2017) 

• Central Bedfordshire and Luton Green Belt Study (Stage 3) (2018) 

• Central Bedfordshire Design Guide: Movement and Streets, 2014 

• Central Bedfordshire Recreation and Open Space Strategy 

• Emerging Central Bedfordshire Local Plan 2015-2015 Pre-Submission, January 2018 

• Housing Quality Indicators (HQI) standards, 2011 

• Localism Act, 2011  

• National Planning Policy Framework, February 2019 

• Neighbourhood Planning (General) Regulations 2012 (as amended) 

• Central Bedfordshire North Core Strategy and Development Management Policies Document 

(adopted 2009) 

• Planning & Compulsory Purchase Act, 2004 

• Secured by Design Homes, 2019 

• South Bedfordshire Local Plan Review, adopted 2004 

• Totternhoe Conservation Area, 1993 

• Totternhoe Green Infrastructure Plan 

• Totternhoe Heritage Assessment, 2019 (included at Appendix B) 

• Town and Country Planning Act, 1990 

  

http://www.totternhoe.com/neighbourhood-plan-for-totternhoe/
https://www.woodlandtrust.org.uk/publications/2008/11/what-are-ancient-trees/
https://www.centralbedfordshire.gov.uk/migrated_images/minerals-waste-local_tcm3-2143.pdf
https://www.designforhomes.org/project/building-for-life/
https://www.ons.gov.uk/census/2011census
https://www.centralbedfordshire.gov.uk/migrated_images/type-9_tcm3-12998.pdf
https://centralbedfordshire.app.box.com/s/bvmdew4l4xr9gu8frqiy4zdganuk6oaa/file/290879441207
https://centralbedfordshire.app.box.com/s/bvmdew4l4xr9gu8frqiy4zdganuk6oaa/file/315015943190
https://www.centralbedfordshire.gov.uk/migrated_images/movement_tcm3-2104.pdf
https://www.centralbedfordshire.gov.uk/migrated_images/chapter-2-recreation-1_tcm3-14101.pdf
https://www.centralbedfordshire.gov.uk/migrated_images/pre-submission-local-plan-compressed-v2_tcm3-27081.pdf
https://www.gov.uk/guidance/housing-quality-indicators
http://www.legislation.gov.uk/ukpga/2011/20/contents/enacted
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
http://www.legislation.gov.uk/uksi/2012/637/contents/made
https://www.centralbedfordshire.gov.uk/migrated_images/north-local-core-strategy_tcm3-6811.pdf
https://www.centralbedfordshire.gov.uk/migrated_images/north-local-core-strategy_tcm3-6811.pdf
http://www.legislation.gov.uk/ukpga/2004/5/contents
https://www.securedbydesign.com/images/downloads/HOMES_BROCHURE_2019_update_May.pdf
https://www.centralbedfordshire.gov.uk/info/45/planning_policy/463/adopted_south_local_development_framework/2
https://www.centralbedfordshire.gov.uk/info/45/planning_policy/463/adopted_south_local_development_framework/2
https://www.centralbedfordshire.gov.uk/info/50/environmental_issues/289/archaeology_heritage_and_conservation
https://www.bedscape.org.uk/BRMC/chalkarc/low-res-pds/Totternhoe-LN.pdf
https://www.legislation.gov.uk/ukpga/1990/8/contents
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APPENDIX A: Neighbourhood Area Profile 

Introduction 

A1 In 2015, Totternhoe Parish Council decided to embark on the process of developing a 

Neighbourhood Plan, under Part 2 of the Neighbourhood Planning (General) Regulations 2012.  

A2 To inform the emerging Neighbourhood Plan, it is helpful to prepare a detailed profile of the 

neighbourhood area. This includes statistical information about the local population, economy, 

housing and health.  

A3 The profile helps to inform the development of the vision and objectives for the Neighbourhood 

Plan, which the policies contained in the Neighbourhood Plan will seek to deliver. 

A4  Throughout this document, the neighbourhood plan will be referred to as ‘the Neighbourhood 

Plan’ or ‘the Plan’; and the designated area will be referred to as ‘the Area’. 

A5 Unless otherwise specified, data referred to is taken from the 2011 Census. 

Population 

A6 In 2011, the population of the neighbourhood area was 1,172. Compared to the regional and 

national averages, Figure A1 shows that the Area, has a significantly higher proportion of older 

working age and older/retired people age people. The number of children and young adults is, on 

the other hand, much lower than the surrounding area. This suggests that the population is aging.  

 

Figure A1 – Population profile, 2011 

A7 Between 2001 and 2011, the population of the Area fell by eight people, a 0.7% decrease. Figure 

A2 illustrates the change in age groups in the Area between these periods.   
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Figure A2 – Change in population, 2001-2011 

A8 It can be seen that there has been a significant fall in the number of children and those aged 

between 25 to 44. This indicates that families are not moving into the parish and is in stark on 

contrast to the growth in older sections of the local community. 

A9 There have not been any notable large developments in the parish in recent years and it would 

appear that families living in the area remain so, with few new, younger couples and families 

moving in. It is interesting to consider the impact that house prices has on this. Figure A3 offers 

a comparison of average house prices at the time of print. Totternhoe house prices are 

significantly more expensive that the surrounding larger settlements. This has clearly impacted 

on the ability for younger families and first-time buyers to invest in a property in the parish. There 

have also been very few sales in the Area, adding weight to the argument that turnover of 

residents in Totternhoe is low, hence the overall aging population. 

Settlement Average house price Properties sold 

Totternhoe £449,046 12 

Dunstable £275,734 483 

Leighton Buzzard £297,165 607 

Luton £262,006 1000+ 

Figure A3 – Average House prices, July 2018-2019 Source: www.rightmove.co.uk (July 2019) 

Housing 

A10 There were 561 dwelling spaces in the Area in 2011 and Figure A4 breaks these down by type. 

The majority of homes are detached, which reflects the findings on the house prices. There are 

also a significant number of ‘other’ types, which includes caravans, mobile or other temporary 

structures. This is largely made up of Park Home properties in the parish, again popular with an 

older age group. 
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Figure A4 - Type of housing in the Area 

A11 The tenure of housing is illustrated in Figure A5, revealing that the Area largely comprises homes 

that are owned by their occupants, either outright or with a mortgage.  The number of social 

rented housing across the area is lower than for the district, as is private.  This again suggests that 

the parish does not offer many opportunities for those on the rental or lower rungs of the 

purchasing property ladder. 

 

Figure A5: Tenure of housing 

 

Work and skills 

A12 Of the total number of residents in the Area, 69% are economically active. The remaining 31% 

are economically inactive and over 60% of these are retired.  Of those who are of working age, 

Figure A6 illustrates how this is broken down in terms of type of employment. As can be seen, 
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the vast majority of residents are employees in full-time employment.  Notably, there is a 

significant number of people who are self-employed (23% compared to 15% across the region).  

 

Figure A6: Economic activity 

A13 Understanding how people reach their place of work is helpful when considering the impact on 

local transport. Figure A7 suggests that 8% of residents are choosing to work from home. This is 

perhaps not unusual in a rural location and reflects a need to ensure that the working 

environment is in place to support these people. 76% of workers are using their car to commute. 

 

Figure A7: Mode of transport to work 

A14 Figure A8 indicates how far they are travelling to reach their place of work. Interestingly, this 

chart suggests a higher number of people work from home (just over 16%), which might imply a 

variation in the way the Census questions were answered. 2 to 5km would include nearby 

settlements such as Dunstable; 5 to 10km would include towns such as Leighton Buzzard; and 10 

to 20km would include Milton Keynes, and beyond this, London. 
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Figure A8: Distance travelled to place of work 

A15 10% of those living in the Area have no access to a car (Figure A9), which is comparatively high 

considering the rural nature of the parish and highlights the importance of ensuring that 

adequate public transport is in place. 

 

Figure A9: Number of cars per household 

A16 Figure A10 shows the qualifications of the Area’s residents aged 16 years and over. The figures 

are very much in line with the district as a whole, with just under a third having the highest level 

of qualifications.  
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Figure A10: Highest level of qualifications 

 

Health 

A17 Residents in the Area enjoy a good level of health overall, mirroring the district as a whole, as 

illustrated in Figure A11. 

  

 

Figure A11: Level of health 
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APPENDIX B 

Totternhoe 

Heritage Report 

 

By  

Chris Jell and Carol Jell 

February 2019 

 

Completed as part of the Totternhoe Neighbourhood Plan  
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1.0 Introduction 
 

The Parish of Totternhoe has an outstanding array of Nationally and Locally 

Important Heritage assets including, Scheduled Monuments, Grade I and II Listed 

Buildings and Archaeological Notification areas. Many of the buildings are of great 

age. The whole of Totternhoe parish is designated as Green Belt. Totternhoe has 

many public footpaths and much of the open space has public access with wonderful 

views of the surrounding counties. The Totternhoe ridge has in the past been exploited 

as a place of natural defence. 

2.0 Totternhoe Heritage 
 

Totternhoe Knolls is a Site of Special Scientific Interest (SSSI) and was the first to 

be designated in Bedfordshire. It is the result of medieval quarrying in the village. It is 

now a nature reserve of some 13.1 hectares surrounding the site of a 12th Century 

Motte and Bailey Castle and the site of a Medieval Stone Quarry which has been 

producing stone since 1131. Some of Bedfordshire’s finest buildings have used 

Totternhoe Stone which is a fine grained limestone known as freestone or clunch. 

Quarried here for many years, it is 

a building material created by 

changes in sea level and under-

sea mudslides more than 90 

million years ago. Its suitability for 

carving has allowed it to be used 

at Totternhoe Church, Westminster 

Palace, Windsor Palace, St Albans 

Abbey, Woburn, Ashridge and 

many other buildings in the area 

and further afield. 

 

Totternhoe Knolls is also a wildflower and wildlife rich area. Many chalk-loving wild 

flowers carpet parts of the Knolls, attracting butterflies, some of which are rare. It is 

the best place in the country to see the small blue butterfly. The many cowslips growing 

there are the food plant for caterpillars of the scarce Duke of Burgundy butterfly. The 

site is partly managed by the National Trust and the Wildlife Trust for Beds, Cambs 

and Northants and jointly leased to them by Central Bedfordshire Council. It is a 

popular public walking area with wonderful views of Dunstable Downs and The White 

Lion cut into the hill at Whipsnade Zoo in the 1930s. 

The Motte is now a conical earthen mound overlooking the spectacular Ouzel Valley 

and crowned by a concrete Ordnance Survey triangulation point. 
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Totternhoe Castle was built on the Castle mound (known as Eagles Hill in 1170), 

probably as an Iron Age fort, possibly by one of the Domesday Lords, perhaps William 

Chamberlain, or the Bishop of Bayeaux. It is the largest of Bedfordshire’s motte-and-

baileys and is also unusual as it has three baileys (a Triple Castle). The earliest written 

references date to 1170 and 1176 when the castle was part of lands granted to 

Dunstable Priory wherein it was termed ‘castellaria de Eglemont’. 

The medieval quarries and strip lynchets (only earthworks remain) are protected 

as Scheduled Ancient Monuments. Some of the old names of lanes in this area, 

now lost in time, are Wheelbarrow Way, which led from Rats Holes Pits, between 

Quarry Pits and Quarry Flat across Hunger Hill. 

Totternhoe is recorded in The Domesday Book, which was commissioned by William 

the Conqueror (1066-1087) at Christmas 1085 and designed to show who held every 

piece of land in the newly conquered Kingdom of England. It records two separate 

holdings in Totternhoe in 1086. One was owned by Walter of Flanders, whose tenant 

was Osbert. His holding had 22 villagers, two smallholders and four slaves. There 

were three mills valued at 10s 8p and woodland for 150 pigs. William the Chamberlain 

owned seven hides and had no tenant. His holding comprised four villagers, four 

smallholders and four slaves. There was one mill valued at 10s 8p and woodland for 

150 pigs. 

Totternhoe Conservation Area was designated by South Beds District Council in 

February 1976. It covers an area of Church End shown on the map below: 

 

Map of the Totternhoe Conservation Area 
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The area includes St. Giles Church and The Vicarage (now a private dwelling), the 

Primary School, Lockington Farm, The Old Farm Inn, and areas from Church Farm 

along Church Road to Green Farm. One side of Wellhead Road is also included, along 

which are some of the many older buildings in Totternhoe. Church End is the oldest 

part the Village; it was the village itself originally and called Totenhou in 1086. It was 

not called Totternhoe until 1657. 

In making this Conservation Area the Council intends to preserve the attractive 

features and the unique character of our village. To this aim within the Conservation 

Area applications for planning permission or demolition of important buildings, 

boundary walls and the protection of trees and hedgerows are considered by the 

Council’s Planning Department before permission is given to proceed with the work.         

Some of the buildings of note within this area are: 

St. Giles Church- a Grade I listed building. 

Built using our local Totternhoe stone, it is 

situated in the Church End Conservation Area. 

The oldest part of the present Church is the 

14th Century chancel. The porch and tower are 

both 15th Century and the Nave and aisles are 

early 16th Century. There also is a beautiful 

Tudor carved wooden roof above the Nave. 

The modern stained glass window at the east 

end of the chancel was designed by John Piper and depicts the Tree of Life. 

Totternhoe Primary School is within the Totternhoe Conservation area. It was built 

after the previous school in Castle Hill Road had been demolished. The current school 

was opened in 1953. 

The Old Farm Inn - a Grade II listed building, also protected as a Site of Special 

Archaeological and Historical Interest, is situated on Church Road within the 

Totternhoe Conservation Area. It is 17th Century with later additions and alterations, 

is timber framed with colour-washed brick nogging has two stories and a clay roof. It 

has been a public house for some time and is popular with villagers and people from 

further afield. 

Lockington Farmhouse - a Grade II building of special interest was listed in 

September 1980 and the listing dates the property to the 17th century. It is built of red 

and yellow chequered brick with a timber-framed first floor with red brick noggin. From 

1914-1915 the farm land was occupied by the army who used it as a shooting range. 

The farmer was compensated for his loss of crops for which the Ministry of War paid 

£183/15/. 
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Grade II Listed buildings in the Conservation Area are:  

• Nos.28 and 36 Wellhead Road;  
; 

• Church Farm House Church Road; and  

• 34 (Orchard House) Church Green.   
 

Other Grade II listed buildings in Totternhoe, beyond the Conservation 

Area, are: 

Lancotbury House Castle Hill Road Circa early to mid C16. It is timber-framed, 
colour-washed brick noggin. It has two stories and is jettied to the rear with a small 
gabled projection. It was previously known as Church End Farm. 

 
Nos.213, 221, 283 and 287, 299 and 301 and 188 (The Court House previously 
Coombe farm) Castle Hill Road (these are all private dwellings). 

 
The Cross Keys Public House - a Grade II listed building is situated on Castle 

Hill Road and is C17 timber framed with colour-washed brick ground floor and noggin 

to the first floor. It has one story and attics, three eyebrow dormer casements, three 

ground floor sashes and a Gabled end to the road. It is a popular venue for both 

villagers and visitors and has a large garden with wonderful views across the valley 

towards Ivinghoe Beacon (another spectacular part of the Local Heritage). 

Totternhoe Roman Villa - recognised as a Nationally Important Archaeological 

Site and protected as a Scheduled Ancient Monument is situated in the field on 

the opposite side of Church Road from St. Giles Church. It was discovered in the 

early 1950’s by the landowner when his ploughshares were broken on flint buried just 

below the surface. The Roman Villa was investigated from 1954 to 1956 by the 

Manshead Archaeological Society. Pottery and coins found suggest that the site had 

been occupied since the 1st or 2nd Centuries AD. The courtyard buildings possibly 

date from the early 4th Century AD. It was a large building some 68m x 73m with flint 

walls; some plastered and painted. There was a polychrome mosaic and some rooms 

with hypocaust systems (under floor heating!). 

The Earl of Bridgewater who owned the estate of Ashridge and much of the 

surrounding area including parts of Totternhoe is famous for the instigation of the 

canals system. Following his death 1829 his estate in Totternhoe was surveyed. The 

survey included every building in the parish, whether owned by the estate or not. 

At the time Lane Farm Totternhoe was owned by John Pedley and occupied by James 

Pratt. It stood in one acre, two roods, and thirty-eight poles. The stream running near 

Lane End Farmhouse was probably the site of the four ancient mills mentioned in the 

Domesday Book. 



   
Totternhoe Neighbourhood Plan 

Referendum Version 
 

69 
 

Totternhoe Prune Orchards have been used from the middle of the 19th century to 

grow the Aylesbury Prune, a type of cooking plum. They were delivered by the railways 

to towns across Britain. The prunes were also sent to Luton where they were used for 

dye making by the Luton Hat Factories. They have been in decline since the inter-war 

years of the 20th century. 

The Old School was built in memory of Second Lord Brownlow by his mother in 1867. 

It stood where Nos. 76 and 78 Castle Hill Road are now .Pupils living in Totternhoe 

were still attending until it was closed in 1952. The memorial plaque is now in St Giles 

Church hall. 

Dunstable Downs is a Site of Special Scientific Interest; part of the Chilterns 

Areas of Natural Beauty and a Scheduled Ancient Monument as well as a 

fantastically popular Open Space. It is sensitively managed and protected by The 

National Trust and open to the public 365 days a year. Only part of the Downs is 

included in Totternhoe parish. It includes the medieval rabbit warrens, the Gliding Club 

and the Barrow cemetery. 

The Medieval Pillow Mounds are protected as Nationally Important 

Archaeological Sites and protected as Scheduled Monuments.  Artificial rabbit 

warrens are situated on the western edge of Dunstable Downs and came into use 

when rabbits were introduced to Britain in 11th Century AD.  They were looked after 

by a Warrener and may have belonged to the Augustinian Priory at Dunstable, who 

held common grazing rights on the Downs. 

The London Gliding Club Clubhouse and Hanger Area is recognised as a 

Nationally Important Building and a Grade II Listed Building. It was designed by 

Christopher Nicholson in 1935 when it was considered to be modern in design and 

concept. It is one of the earliest examples of this type of architecture in Britain. During 

WWII it was used as a prisoner of war camp. 

The 5 Knolls Barrow Cemetery is recognised as a Nationally Important 

Archaeological Site and protected as a Scheduled Monument. It is situated on 

the northern tip of the Dunstable Downs and is a site of seven prehistoric burial 

monuments from the Later Neolithic and Early Bronze Ages around 4.000 years 

ago. They were investigated in the 1920’s by a group, which included Sir Mortimer 

Wheeler, where they discovered the remains of a middle aged woman. There is a 

skeleton excavated from one of the graves at Luton Museum. 

The Wesleyan Methodist Chapel originally situated in Lower End had been built in 

1840 and enlarged about 1862. It belonged to the Leighton Buzzard Circuit and 

among the trustees who had been appointed in 1865 were two men from Totternhoe 

- Thomas and James Holt. The names of some of the families who attended the 

Chapel were Costin, Heley, Holland, Holt, Kempston, Morgan, Seabrook and Snoxal. 

The Chapel is now a privately owned house. 
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The Primitive Methodist Chapel at the other end of the Village was built about 1861 

when members of the church bought a plot of ground in Church Road for £32 (which 

is now Green Farm). It stood next to No 4 Church Road. The names of some of the 

families who attended the Church were Bliss, East, Healey, Kempston, Morgan and 

Reeve. It was demolished in 1829 as it was unsafe. 

Totternhoe Memorial Hall in Castle Hill Road was built in Commemoration to the 

Villagers who lost their lives in WWI (1914-1918) and WWII (1939-1945).The land it 

was built on was given to the Village by a local farmer Mr Arthur Woods. The building 

was paid for by donations from residents and the builders built it ‘at cost’. There are 

two plaques mounted on the wall inside with the names of the brave villagers who 

did not return home to their families. 

More recent buildings of note Some of the houses along Castle Hill Road (1920’s) 

near to the recreation Ground and those in Lancotbury Close (1950’s) Park Avenue 

(1960’s) and Knolls View (1920’s) were built by the then Luton Rural District Council 

originally for rental. Many are now privately owned. 

 

3.0 Totternhoe History Time Line 

1086 The Doomsday Book lists four mills in Totternhoe which was at that time called 

TOTENEHOU. Totene meaning ‘lookout house’ and Hou meaning ‘a spur’. 

1100-1150 Totternhoe Castle was built during this period. The castle is actually a 

Norman motte and bailey which is remarkably complete, retaining a small motte 

surrounded by an inner bailey together with larger outer bailey sealed by a broad bank 

and ditch running across the width of the outlier. 

1131 First documentary evidence of a quarry at Totternhoe in a charter given by 

Henry I to Dunstable Priory. 

12th century There was a Church at Totternhoe by the 12th century and a list of 

incumbents goes back to 1220. The present building is all of a later date. The chancel 

dates from the 14th century and the rest of the church is largely of the late 15th and 

early 16th century. 

1318 Edward II ordered the Sheriff of Bedfordshire to provide men to work in 

Totternhoe Quarry. 

1433 The Cross Keys public house has a fire place dated 1433. The building is 

believed to have been built as a cottage and become a public house at a later date. 

1657 The village is now called TOTTERNHOE.  
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17th century The cottage later called The Old Farm Inn was built (NB: the date here 

is estimated, but there is a thought that it could date to possibly C14th). 

1815 – 1825 Doolittle Mill formally known as Horsham Mill was built sometime 

between these dates. The mill was unusual because it was a combined wind and 

water mill. 

1829 on the death of the Earl of Bridgewater who owned much land in and around 

the area Totternhoe was surveyed. 

1840 The Methodist Chapel was built and later enlarged in 1862. 

1849 Stanbridgeford Station with its level crossing opened. Platforms were not 

completed until November 1860. The station was not very close to either Totternhoe 

or Stanbridge, which were the nearest villages. However, the name Stanbridgeford 

was chosen for its name. The station was the only intermediate station on the six mile 

stretch between Dunstable and Leighton Buzzard. 

1861 The Methodist Chapel built and F. Horton and Sons Butchers Shop established. 

Circa 1867 Land given to the village by the estate of Earl Brownlow ‘for the enjoyment 

and wellbeing of the people of Totternhoe’. This land now forms the recreation 

grounds and allotments. 

1867 The Village School opened, paid for by Lady Marian Alford in memory of her 

son, the 2nd Earl of Brownlow (closed in 1957). 

1868 The sails of Doolittle Mill blown off in a storm! 

1869 Philip de Berenger took a 60 year lease on some local quarries and started the 

Lime Works. 

1891 The Enclosure Act. Totternhoe village was the last in Bedfordshire to be 

enclosed. 

1896 Totternhoe Lime, Stone and Cement Company formed. 

C19 A piece of polychrome mosaic was found in Totternhoe and is preserved in Luton 

Museum. 

1904   One Worthington Smith recorded finds of Roman waste pits, a Romano- British 

ditch and enclosure west of Totternhoe Church. 

1906 Totternhoe Football Club Founded and met on the Village Rec. 

1914-1915 Farm land requisitioned by order of The Ministry of war as a practice 

Shooting Range.  

1921 Doolittle Mill ceases working. 
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1933 By the South Bedfordshire Order of 1933, part of the parish of Totternhoe was 

transferred to Dunstable. 

1953 The new Totternhoe Primary School was opened. 

1954-1956 Totternhoe Roman Villa was investigated by the Manshead 

Archaeological Society. Much information and many artefacts were collected. A few 

examples: Sherds of C2nd beakers; coins from: Tetricus 270-273, Constantius 330-

350, Claudius 11 268-270, Urbs Roma 330-340; External walls of villa made of 

dressed Totternhoe Stone; and Samian pottery evidence of C1st or C2nd. In 300AD 

it was a dwelling house built to impress! By late C5th and C6th it was used as a refuse 

dump. 

1962 Passenger services ceased at Stanbridge Station on 2nd July. Goods traffic 

continued until 1st June 1964. The Station building was converted into a private 

house. 

1963 The Hang-gliding club was started with approx. 60 members. 

1966 The Cross Keys Public House was badly damaged by fire in March. 

1972 In November the new Totternhoe Church Hall was built next to the Church, for 

£45,000. The money was from the sale of the old hall, which had been half a mile 

from the Church. 

1990 Totternhoe Methodist Chapel closed on 8th April. 

1997 Castle Hill stores and Post Office closed on 8th April. 

1998 The new village shop and Post Office opened in February in Castle Hill Road. 

2001 Census takes place. 

 

4.0  Conclusion  

Totternhoe has a long and rich historical past and our aims are to preserve the 

ancient heritage of our beautiful and historically important village; to investigate and 

identify areas of special historical importance and to ensure locally important features 

are not lost or altered in any way that would spoil their historical value. We need to 

ensure that the design, materials and finishes any ‘New Builds’ reflect the 

surrounding areas.  Within the Conservation Area all new builds are required to have 

a professional Archaeological Exploration (PBG16) to ensure there are no Roman or 

other important archaeological remains below the intended site of the building.  This 

should be extended to cover the whole of the parish of Totternhoe. 
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There is evidence of Roman villas on the flat lands below The Cross Keys; in the 

railway field before the track and along the By-Pass. It is possible there could be a 

vineyard along Castle Hill Road, a habitation site near Wellhead Road following the 

line of the stream and rock carvings in the walls of the caves. These all need to be 

preserved for future generations. 

Unfortunately, in the not too distant past, lack of foresight regarding the protection of 

some of the important heritage of our village has resulted in the loss of some historical 

features. With this in mind we must have a plan for a future which is sympathetic to 

the treasures our ancestors have left us. 

There is a lack of signage in the village: The Knolls are not too difficult to miss but the 

lanes leading to it are obscure. Good street signs pointing the visitor in the right 

direction are essential. The lanes leading to the Green lanes could be kept tidy and 

the hedges cut back more often to enable easy access for families and the less agile 

in the community.  

Our countryside should be open to all.  It is up to us to preserve the Heritage of 

Totternhoe for future generations. 

It would be good to think that one day soon the whole of Totternhoe Village will 

be a Conservation Area. 
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6.0 Glossary 
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A Motte-and-Bailey Castle is a fortification with a wooden or stone keep situated on 

a raised earthwork called a motte accompanied by an enclosed courtyard, or bailey, 

surrounded by a protective ditch and palisade. The Normans introduced them into 

England and Wales following their invasion in 1066. 

The Totternhoe Initiative (circa 1997 to 1998) details heritage assets and 

management issues. Project details and costings are detailed and the timescale for 

work was to commence 1st April 1998 completed by 31st October 1998. 


