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Introduction and Background

Find Out More and Have Your Say

Introduction and Purpose
Bedford Borough Council is preparing a longterm masterplan setting out delivery for sites in
and around Bedford town centre, which is a key
project within the One Public Estate Transforming
Bedfordshire programme. This helps to use
public sector land and funding to deliver
regeneration, new development and savings for
central and local government. The Council are
seeking comments through this consultation on
their initial ideas for the masterplan.

Bedford town centre is experiencing a number of
exciting changes with new development at Riverside
Bedford, and a number of other residential schemes
along the river. The masterplan outlines aspirations
and opportunities for sites around the town centre
and will help determine the number of new homes,
workspaces, supporting shops and other uses that can
be included within the town centre to help inform the
emerging Bedford Local Plan 2035.

Online:

At the exhibition:

Local Venues:

All documents are
available online at:

The team will be available to discuss
ideas and answer questions on:

Documents are
available at:

www.bedford.gov.uk/
ope

Wednesday 18 October 11am - 3pm
at Church Square (near Superdrug)

Saturday 28 October 11am - 3pm
Midland Road (near Primark)

•
•
•
•
•
•
•

Central Library
Wootton Library
Bromham Library
Putnoe Library
Kempston Library
Borough Hall
Customer Contact
Centre

How can I respond to this consultation?
We welcome your comments and suggestions; a four week consultation period is being held
from Wednesday 4th October 2017 to Tuesday 31st October 2017.
Consultation responses can be made in a number of ways:

By Post:

Online:

Return your completed response form to:
Bedford Borough Council
Consulting Bedford
Borough Hall
Cauldwell Street
Bedford
MK42 9AP

www.bedford.gov.uk/ope

By Email:
consultingbedford@bedford.gov.uk
Comments received may be published.

Project timeline
Working with stakeholders, the Council and the consultant team have
developed initial ideas for the town centre. This document and the exhibition
sets out these ideas and emerging options for key sites in the town centre.

We are here
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May 2017

Jul 2017

Inception

Stage 1:
Baseline
and vision

Sept 2017
Stage 2:
Initial
proposals

Oct 2017
Stage 3:
First phase of
public
consultation

After this informal consultation, the team will review comments and develop
a masterplan and delivery strategy. In early 2018 there will be another
opportunity to comment, with a formal consultation period before the
masterplan is finalised.

Nov 2017

Dec 2017

Stage 4:
Masterplan
and viability

Stage 5:
Delivery
strategy

Jan/Feb 2018
Stage 6:
Second phase
public
consultation

April 2018
Stage 7:
Final
Masterplan
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Vision and Key Themes
1. Bedford’s Potential
This is a time of significant change
and opportunity for Bedford town
centre. National policy recognises
the growth and potential of the
wider Oxford/Cambridge corridor
and the town is well placed to take
advantage of this positioning by
creating new jobs and homes to
attract people to this fast growing
area.
The town is also very well connected
to London and local airports, with
fast train and road connections.
A transformational scheme at the
station with a new entrance, public
space, homes and possibly office
space will help to raise the profile of
the town, improve the experience of
arriving in Bedford and unlock the
potential of this area.

2. Accessible
and Attractive
Improving the environment for
walkers in the town centre is a key
priority to make Bedford accessible
for everyone. Regardless of how
people travel to the town centre,
we all use our pavements and
public spaces at some point in our
trip. Having public realm investment
priorities will help attract funds to
improve connections into town on
key routes such as Ford End Road/
Prebend Street. The road network
could be simplified and junctions
improved to ease congestion.
Cycle connections should also be
improved, to help encourage more
people to travel into Bedford by
bike to help ease congestion.
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Nine themes have been agreed that will help focus
investment in the town centre and build consensus about
how new development should come forward.

3. Celebrate the
River Great Ouse
The River Great Ouse is the
defining landscape feature in
Bedford, with amenity spaces
surrounding it. New and existing
spaces will create a continuous
route along the river, passing
through a series of distinct
character areas. Some of these
will feel natural and connect to the
wider countryside, while others will
be more town centre focused, with
new spaces for leisure uses.
The masterplan will help to create
spaces for events, festivals and
activities to promote greater use of
the riverside in the town centre.

4. Affirming the
Heritage
The historic street patterns and
heritage buildings in Bedford town
centre reflect its rich history.
This historic character should
be protected and enhanced,
with assets such as the Victorian
terraced streets revitalised, and
new uses found for former railway
buildings and other characterful
buildings in the town centre such
as Shire Hall. The Council will
support the Ministry of Justice’s
search for a viable use for these
buildings. Sustainable future uses
need to be identified that will
breathe new life into these assets.
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Vision and Key Themes
5. An Appropriate
Scale
Bedford is a county town with an
attractive historic character that can
provide an engaging setting for
new buildings. Bedford’s post-war
tall buildings are not its greatest
assets, but equally some central
streets could be better framed by
buildings which are taller than the
current two storeys.
The masterplan will help to set
parameters for the scale,massing
and materiality of new buildings
within sensitive areas of the town
centre. This is important so that new
development is in keeping with the
existing character of Bedford and
responds to its context.

6. Civic Spaces
The masterplan will identify a
network of spaces with enhanced
links to the riverside. New urban
and green spaces will be sought
as part of new developments and
projects identified for funding bids.
Opportunities to create public
spaces include an arrival point at
Bedford station and improvements
to Midland Road. Replacing the
old bridge will improve the road
layout for vehicles. It will also
remove unnecessary duplication
and free up space to improve
the quality of the street. St Paul’s
Square could also be transformed
in the longer term, creating a new
public space by better integrating
the church with its surroundings.
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7. Homes for All
Bedford already has some
attractive and accessible residential
neighbourhoods on the edge of
the town centre, which can provide
inspiration for new development.
The masterplan has identified a
significant number of sites that could
deliver a range of new homes within
a one mile radius of the station and
town centre which will help support
new shops and services for existing
residents.

8. A Place for
Business
Bedford has a good number of
large employers that have remained
in the town centre. These will
be supported and strengthened
by identifying new employment
spaces, focused in strategic
locations, to help retain jobs in the
town centre, and capitalise on the
Oxford/Cambridge arc and links
to London St Pancras.

An artist’s impression illustrating how new business space could look

9. An Adaptable
Framework
New developments should be
adaptable to cope with an
unknown future, to accommodate
changes in the property market
and technological innovations. The
diagram to the right is one example
of an adaptable form, others include
providing buildings which can
adapt to different uses in future, as
Bedford’s Georgian and Victorian
buildings have successfully done.

Decked car parks bring parking together, making sure we can meet today’s
parking need, whilst releasing land for new homes and jobs. Wrapping them with
offices or flats which face out into the street screens them from view. We can also
design the structures to be adaptable if driverless cars mean we need less parking
in the future.
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Emerging Options

Approach
The emerging options illustrate the Council’s
aspiration for the quality of placemaking for new
development in Bedford. The approach is:
1. A masterplan that guides rather than prescribes
long-term development.
2. Avoiding any disruption to existing homes at all
costs.
3. Retention of large employers - the Council will
continue to work with large employers to retain
jobs in the town centre.
4. Long term public space improvements are
identified for developer investment and future
funding bids.
5. Transport options are promoted to support
future bids for infrastructure funding.
6. Above all, development proposals have to be
viable and deliverable, working within land
ownership boundaries as far as possible.

Ford End Road

Area 1: Ford End Road

A visualisation showing how the options could potentially
look, with a central park that brings water into the site

The Ford End Road site is to the west of the town
centre and rail station. It comprises the Eagle
Brewery, now owned by Marston’s Plc, and a
significant area of largely undeveloped land,
including the former gas works and railway land.
This waterside area could provide beautiful
parkland and an attractive residential
neighbourhood. Emerging ideas have been
designed to reflect the local scale and character;
to improve connections from south of the river to the
station and town centre; to enhance the riverside;
deliver new public space; strengthen the local
shops on Ford End Road; improve the setting of the
Gurdwara; and provide leisure and community uses
including a new primary school.

Boulevard route through
the development leading
to a new primary school

New homes continue
the existing terraced
streets

New flats fronting the
natural green spaces near
the riverside
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Option 2

New green open space with
a large pond on the former
gas holder site
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Option 3:
Potential Longer term
fax
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Options 1 and 2 assume that the brewery remains
on the site. However, we have also considered
how we might need to adapt our plans should the
brewery decide to relocate. The network of streets
and spaces has been designed to extend and
complete the area if this happens.

An artist’s impression showing an indicative view of the
new park and homes in the Ford End Road area
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Developments at Trumpington
Meadows, Cambridge and
at Barrier Park, London are
embedded within green
spaces that help to define the
character of the development
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A plan illustrating around 1,000 new homes at Ford End Road
including a potential new multi-storey car park to serve the station
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A plan of new homes at Ford End Road with new flats near
the railway line instead of a multi-storey car park

A plan illustrating how the site could be comprehensively redeveloped in the longer term, to deliver around
2,000 new homes, new shops to support the Ford End Road parade and a new primary school
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Station to Town
Area 2: Station to town
A comprehensive redevelopment of the Rail Station is
a long standing aspiration which is promoted within
the Town Centre Area Action Plan (AAP). Two options
for the station area have been set out below.
In option 1 a new station entrance is created
further south, to improve connections with the
town centre and enhance the arrival into Bedford.
This is surrounded by new homes and/or office
development. Most of the existing surface car park
to the north of the site is retained and a new multistorey car park provided. In option 2 the station and
entrance stay in their existing location, with two new
multi-storey car parks, to the south, and by the station.
New homes are provided north of the station.

Option 2

Other key development opportunities include the
Greyfriars site which could help to raise the quality
of the route between the station and the town centre
and deliver new homes and offices or shops.

Retained station building and
parking, but with the main
pedestrian entrance to the station
moved to the south

A plan illustrating an alternative option for the station
where the station and its entrance stay in its existing
location with a new multi-storey car park to the south and
homes to the north

Residential blocks with
shared green space

A new station
entrance and
public space

New homes with
ground floor shops/
offices/cafes

2. Midland Road

This artist’s impression illustrates how a new station
entrance could be created further south, at the end
of Midland Road, creating a better gateway and
connection with the town centre. New homes, offices and
car parking could also be accommodated.

This indicative artist’s impression of Midland Road
demonstrates how the pavements can be widened in some
locations, improving the connection between the station
and the town centre. The attractive Victorian properties
could be refurbished, with roof extensions added, to
improve the route between the town centre and the station.

3. Greyfriars

4. Gateway to the town centre

An opportunity exists at the Greyfriars site, following the
decision to close the Police Station, to deliver an exciting
new cluster of development, better connecting the town
and rail station. By realigning the road and removing the
roundabout and replacing this with a signalled junction,
more space can be given to pedestrians.

In this indicative sketch the new station entrance is visible
at the end of Midland Road. New space is created for a
cycle lane and public realm improvements by removing the
western end of Midland Road which runs parallel with the
bridge. It is replaced with a new shorter bridge over the
railway and simplified junctions.
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A new station entrance and public space, around 550 homes, 50,000 sqft of offices, new shops and cafes
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South of the River

Area 3: South of the river

Option 2: Potential longer term

St John’s Church and the adjacent
Grade II* St John’s hospital, now
used by the St Johns Ambulance,
are special buildings in the town
centre that currently have a poor
setting given the impact of traffic
and adjacent development.

The area to the south of the river has significant
potential to feel more like a joined-up
neighbourhood with walkable streets, new homes,
employment locations and car parks - all well
connected and close to the centre of town.
Key moves include replacing the Prebend Street
car park with a new multi-storey car park and new
development facing the river; and new residential
development in the Kingsway Triangle and at
Melbourne Street on currently under-used sites.
The area around Britannia Road could deliver a
new primary school and new homes. Borough
Hall is retained but with an option for new homes
to replace the Council Chamber on the river,
enhancing the setting of the existing landscape.

New primary
school delivered
in this area

Danfoss
employer
retained

New car park
and riverside
development

St John’s Street

The sketch shows the eastward
view to the church. A new
view is opened up of these
buildings, creating a residential
neighbourhood and helping
to enhance the setting of these
buildings.
In the longer term, a comprehensive development could take place
adjacent to the hospital. In this option the Council Chamber is retained.

Retained council buildings
with new building on
Council Chamber

Residential
development

Residential
development opening
access to green spaces

St John’s
station

Council office site

Option 1

Kin

The Council offices are a key
landmark on the riverside in
the town centre. The buildings
landscape setting and curved
concrete facade has architectural
value and should be retained and
refurbished.
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The artist’s impression shows the
main offices retained, with the
potential for a roof extension to
the archive building (to the right in
the image), and a new residential
building replacing the council
chamber.
In the longer term, new homes
could be provided on the current
Council Chamber site, making use
of the river location and existing
landscaping. A taller building could
be an option here, being a central
strategic site.

This part of the town centre could deliver around 1,900 new homes. In this option the Council buildings are retained, with a new
residential building replacing the Council chamber
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Find Out More and Have Your Say
Online:

At the exhibition:

Local Venues:

All documents are
available online at:

The team will be available to discuss
ideas and answer questions on:

Documents are
available at:

www.bedford.gov.uk/
ope

Wednesday 18 October 11am - 3pm
at Church Square (near Superdrug)

Saturday 28 October 11am - 3pm
Midland Road (near Primark)

•
•
•
•
•
•
•

Central Library
Wootton Library
Bromham Library
Putnoe Library
Kempston Library
Borough Hall
Customer Contact
Centre

How can I respond to this consultation?
We welcome your comments and suggestions; a four week consultation period is being held
from Wednesday 4th October 2017 to Tuesday 31st October 2017.
Consultation responses can be made in a number of ways:

By Post:

Online:

Return your completed response form to:
Bedford Borough Council
Consulting Bedford
Borough Hall
Cauldwell Street
Bedford
MK42 9AP

www.bedford.gov.uk/ope

By Email:
consultingbedford@bedford.gov.uk
Comments received may be published.

Team
OPE Board

Project Management

OPE
Board
Property

Allies and
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Transport

Viability
Planning
Deliverability
Project Management
Property
Viability
Planning
Deliverability
Morrison

Desk-top

Consultancy Team

Cost

