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Executive Summary 

AECOM planning consultants carried out an independent assessment of allocation options for the 

Clapham Neighbourhood Development Plan on behalf of Clapham Parish Council in 2017. 

Subsequent to the publication of the report, material changes have been made to Option 1 

(resulting in the creation of Option 1b) and a new site emerged during the Regulation 19 

consultation for the Bedford Local Plan.  Clapham Parish Council has therefore asked AECOM to 

undertake an assessment of the amended Option and the new site (Option 3).  

Option 1 was previously identified by Bedford Borough Council and comprises a number of sites 

located at the western end of the village; predominantly to the east and west of Milton Road. The 

site has capacity to deliver between 376 and 440 dwellings and a primary school. The key 

constraints relate to delivery, landscape, access, density and loss of agricultural land. Option 1 is 

not considered to be suitable for allocation. 

Option 1b was presented to Clapham Parish Council by the site promotor following the production 

of the site assessment report. Since the previous site assessment report, the site(s) to the east of 

Milton Road (597, 76, 79 and 80 as detailed in the Bedford Strategic Housing Land Availability 

Assessment) have been removed, as has Site 74. Instead the boundary has been increased to the 

north of Clapham and follows the alignment of the bypass to the west. The site has capacity to 

deliver 500 homes and a primary school. The key constraints relate to access and loss of 

agricultural land. The presence of the A6 to the west of the site acts as a defensible barrier 

preventing further expansion west. This site is considered to be suitable for allocation. 

Option 2 was previously identified by Bedford Borough Council and comprises a single site at the 

eastern end of the village. The site has capacity to deliver 500 homes and a primary school. The key 

constraints relate to landscape, access, heritage and loss of agricultural land. This site is considered 

to be suitable for allocation. 

Option 3 was submitted to the Regulation 19 consultation for the Bedford Local Plan. The site is 

located to the east of Clapham, further east than Option 2. The site has capacity to accommodate 

1,500 dwellings according to the information provided by the site promoter and an indicative 

masterplan has been prepared showing how 110 dwellings could be accommodated. Further 

information is required to demonstrate how the site could deliver 500 dwellings and a primary 

school whilst retaining as much of the gap between Clapham and Bedford as possible. The key 

constraints relate to landscape, access, heritage and loss of agricultural land. This site is considered 

to be potentially suitable for allocation. 

A map has been produced showing natural and built environment constraints, existing social 

infrastructure facilities and Options 1b, 2 and 3. The map shows that each of the Options are 

relatively free from natural constraints and Options 2 and 3 are closer to built environment 

constraints (listed building). It also shows that Option 2 is closest to the apparent existing centre of 

the village and therefore offers an opportunity to help define this area whereas Option 1b presents 

an opportunity to potentially create a second centre at the western end of the village. Option 3 is 

closer to the existing village centre; its allocation may elongate the centre east towards Bedford or 

create a second centre at this end of the village. 

A review of the Options against the Neighbourhood Development Plan’s objectives has been 

undertaken. Objective 1 of the Clapham Neighbourhood Development Plan relates to the allocation 

of site(s) for development. Options 1B and 2 will meet this objective and Option 3 has the potential 

to meet this objective. It is unclear however the extent to which each of the Options will contribute 

to the fulfilment of the other objectives.  
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Clapham Parish Council is advised to seek the advice of the highways authority in relation to the 

proposed access arrangements and general impact on the highways network in relation to Option 

1b and Option 3. It would also be useful to get advice about the landscape impacts / constraints for 

all of the Options from Bedford Borough Council. 

Clapham Parish Council is also recommended to engage with the site promoters to understand how 

each Option could help the Parish Council fulfil the objectives of the Clapham Neighbourhood 

Development Plan. 
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1. Introduction 

Background 
1.1 AECOM planning consultants carried out an independent assessment of allocation options 

for the Clapham Neighbourhood Development Plan (ND) on behalf of Clapham Parish Council 

(CPC) in 2017. Subsequent to the publication of the report, material changes have been made 

to Option 1 (resulting in the creation of Option 1b) and a new site has emerged during the 

Regulation 19 consultation for the Local Plan (Option 3).  

1.2 CPC have therefore asked AECOM to undertake an assessment of the amended Option and 

the new Option.  

1.3 The work undertaken was agreed with CPC and the Ministry of Housing, Communities & Local 

Government (MHCLG) as part of the neighbourhood planning support programme in June 

2018. 

1.4 Clapham NDP will cover the parish of Clapham within the borough of Bedford. Figure 1 below 

details the extent of the Neighbourhood Area (NA).  

 

Figure 1.  Map of the Clapham Neighbourhood Area (Source: Bedford Borough Council) 

1.5 The adopted development plan for Bedford borough comprises the Core Strategy & Rural 

Issues Plan 2008.  

1.6 The emerging Local Plan is the Local Plan 2030 which is currently being consulted upon. 

Submission of the Local Plan is anticipated in December 2018 with adoption programmed for 

October 2019. 



Clapham Parish Council Neighbourhood 
Development Plan  

 
  

Clapham Parish Council 
  
  

 

 
Prepared for:  Clapham Parish Council   
 

AECOM 
8 
 

1.7 The growth strategy included within the submission draft version of the emerging Local Plan 

seeks to direct new homes to the Bedford urban area, to urban extensions and a brownfield 

allocation, to key service centres and to rural service centres. Through this strategy, 

Clapham, a Group 1 Village, is expected to allocate land to accommodate 500 dwellings over 

the Plan period (2015-2030).  

1.8 Bedford Borough Council (BBC) presented two options to CPC that would achieve the 

allocated housing target for Clapham and AECOM has previously undertaken an independent 

and objective comparison of these two options. However, as previously highlighted, 

subsequent to the publication of the report in December 2017, material changes have been 

made to Option 1, which have resulted in a further Option (Option 1b). In addition, a new site 

has emerged through a period of consultation for the Local Plan (Option 3).  

1.9 In this context, CPC has asked AECOM to undertake an assessment of Option 1b and the new 

site (Option 3) and consider them against the existing Options 1 and 2. This is to ensure that 

key aspects of the NDP will be robust and defensible. 

1.10 The site appraisal is intended to guide decision making and provide evidence for the eventual 

site selection to help ensure that the NDP can meet the Basic Conditions considered by the 

Independent Examiner, as well as any potential legal challenges by developers and other 

interested parties. 

Planning Policy and Evidence Base 
1.11 The Neighbourhood Development Plan policies and allocations must be in accordance with 

the strategic policies of the development plan. The key documents making up the planning 

framework for Bedford Borough are: 

 Saved Local Plan policies (2002) 

 Core Strategy and Rural Issues Plan  (adopted 2008) 

 Allocations and Designations Local Plan (2013) 

 Emerging Bedford Borough Council Local Plan 2030 

Saved Local Plan policies 

1.12 The Bedford Borough Local Plan 2002 was the main planning policy document before the 

2008 Core Strategy and Rural Issues Plan was adopted. It contains development sites to 

meet the borough's growth needs to 2006. 

1.13 Some of the 2002 policies were deleted in 2007. 

1.14 The Bedford Borough Local Plan 2002 precedes the NPPF. If there are instances where a 

policy contained within the Core Strategy and Rural Issues Plan is no longer consistent with 

the NPPF, greater weight will be given to the NPPF. 

Core Strategy and Rural Issues Plan 

1.15 The BBC Core Strategy and Rural Issues Plan was adopted by the council in 2008 and 

precedes the NPPF. If there are instances where a policy contained within the Core Strategy 
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and Rural Issues Plan is no longer consistent with the NPPF, greater weight will be given to the 

NPPF. 

Allocations and Designations Local Plan 

1.16 The Allocations and Designations Local Plan allocates sites to meet the Borough's future 

development needs and designates areas of land where specific policies will apply. It is 

consistent with the strategic approach which is set in the Council's Core Strategy and Rural 

Issues Plan. It was adopted by the Council on 17 July 2013.  

Emerging Bedford Borough Council Local Plan  

1.17 BBC is in the process of preparing a new Local Plan for Bedford Borough – the Bedford 

Borough Council Local Plan.  

1.18 The growth strategy included within the submission draft version of the emerging Local Plan 

seeks to direct new homes to the Bedford urban area, to urban extensions and a brownfield 

allocation, to key service centres and to rural service centres. Through this strategy, Clapham, 

a Group 1 Village, is expected to allocate land to accommodate 500 dwellings over the Plan 

period (2015-2030).  

1.19 Whilst not explicitly invited, 10 new potential development sites were submitted during the 

2018 Regulation 19 consultation; two within the boundary of the Clapham NA: Land South of 

Clapham (residential development of up to 1,500 dwellings) (Option 3) and Land west of 

Milton Road an extension to previously submitted Site 71 (residential development of up to 

550 dwellings and a school) (Option 1b).The sites have been published on the council’s web 

site and based on the information that has been provided by the site promoter have been 

assessed against the development strategy and site assessment methodology. Neither of the 

new Sites are allocated in the Local Plan 2030, however, BBC has advised that they can be 

considered for allocation by neighbourhood plan groups where neighbourhood plans are 

being prepared.  

  



Clapham Parish Council Neighbourhood 
Development Plan  

 
  

Clapham Parish Council 
  
  

 

 
Prepared for:  Clapham Parish Council   
 

AECOM 
10 

 

2. Site Assessment Method  
2.1 The approach undertaken in the site appraisal is based primarily on the Government’s 

Planning Practice Guidance (Assessment of Land Availability) published in 2014 with ongoing 

updates, which contains guidance on the assessment of land availability and the production 

of a Strategic Housing and Economic Land Availability Assessment (SHELAA) as part of a 

local authority’s evidence base for a Local Plan. 

2.2 Although a NDP is at a smaller scale than a Local Plan, the criteria for assessing the suitability 

of sites for housing are still appropriate. This includes an assessment of whether a site is 

suitable, available and achievable.  

2.3 The methodology for carrying out the site appraisal is presented below.  

Task 1: Identify Sites to be included in the 

Assessment 
2.4 As this report builds on previous work it includes the findings of the previous work where 

appropriate. Pro-formas have been completed for the new options: Option 1b - Land west of 

Milton Road and Option 3 - Land South of Clapham. 

Task 2: Pro-Forma 
2.5 A site appraisal pro-forma has been developed by AECOM to assess potential sites for 

allocation in the NDP. It has been developed based on the Government’s National Planning 

Practice Guidance, the Site Assessment for Neighbourhood Plans: A Toolkit for 

Neighbourhood Planners (Locality, 2015) and the knowledge and experience gained through 

previous neighbourhood planning site assessments. The purpose of the pro-forma is to 

enable a consistent evaluation of each site against an objective set of criteria, in line with 

national planning policy. 

2.6 The pro-forma enables a range of information to be recorded, including the following: 

 General information: 

- Site location and use; and 

- Site context and planning history. 

 Context:  

- Type of site (greenfield, brownfield etc.); and 

- Planning history. 

 Suitability:  

- Site characteristics; 

- Environmental considerations;  

- Heritage considerations;  

- Community facilities and services; and 

- Other key considerations (e.g. flood risk, agricultural land, tree preservation 

orders). 

 Availability 
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2.7 The pro-formas were completed following a desk top assessment which draws on a range of 

sources of information including Google Maps1 and Google Earth2, the MAGIC map3, Historic 

England mapping4 and the EA’s Flood Map for Planning5.   

Task 3: Consolidation of Results 
2.8 A ‘traffic light’ rating of the sites has been given based on whether the site is an appropriate 

candidate to be considered for allocation in the Neighbourhood Plan. The traffic light rating 

indicates ‘green’ for sites that show no constraints and are appropriate as site allocations, 

‘amber’ for sites which are potentially appropriate if issues can be resolved and ‘red’ for sites 

which are not currently suitable, available and/or achievable. The judgement on each site is 

based on the three ‘tests’ of whether a site is appropriate for allocation – i.e. the site is 

suitable, available and achievable.    

                                                                                                                     
1
 Available at: https://www.google.co.uk/maps 

2
 Available at: https://earth.google.com/web/  

3
 Available at: http://magic.defra.gov.uk/magicmap.aspx  

4
 Available at: https://historicengland.org.uk/listing/the-list/map-search?clearresults=True  

5
 Available at: https://flood-map-for-planning.service.gov.uk/  

https://www.google.co.uk/maps
https://earth.google.com/web/
http://magic.defra.gov.uk/magicmap.aspx
https://historicengland.org.uk/listing/the-list/map-search?clearresults=True
https://flood-map-for-planning.service.gov.uk/
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3. Site Assessment 

Options/Sites Recap 
3.1 This section briefly details the sites that were considered in the previous site assessment 

report and how they have subsequently changed. 

3.2 Figure 2 below identifies location of the known options for the village of Clapham. Each of the 

options is discussed in turn below. 

 

Figure 2.  Map of the known options for the village of Clapham  
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Option 1  

3.3 Option 1 was identified by BBC and comprises a number of sites located at the western end 

of the village; predominantly to the east and west of Milton Road see Figure 3 below.  

 

Figure 3.  Map of Option 1 (Source: BBC Consultation Paper 2017) 

3.4 Option 1 was estimated to have a capacity of 440 dwellings.  One of its biggest barriers to 

delivery is considered to be the number of different landowners which could mean more 

complexity in terms of bringing the site forward and securing the necessary infrastructure 

improvements.  

3.5 Option 1 remains the same as at the time of the previous site assessment report and has not 

been reconsidered for this report.  

  



Clapham Parish Council Neighbourhood 
Development Plan  

 
  

Clapham Parish Council 
  
  

 

 
Prepared for:  Clapham Parish Council   
 

AECOM 
14 

 

Option 1b 

3.6 Option 1b was presented to CPC by the site promotor following the production of the site 

assessment report. Since the previous site assessment report, the site(s) to the east of Milton 

Road (597, 76, 79 and 80) as well as Site 74 have been removed. Instead the boundary has 

been increased to the north of Clapham and follows the alignment of the bypass to the west. 

3.7 The site has sufficient capacity to deliver 500 homes as well as a primary school. 

 

Figure 4.  Map of Option 1b (Source: Clapham Parish Council) 

3.8 CPC has asked that Option 1b is assessed to determine its suitability for allocation for 

housing within the Clapham NDP and to ascertain whether the constraints of Option 1 

highlighted in the previous report have been overcome. 
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Option 2 

3.9 Option 2 was identified by BBC and comprises a single site at the eastern end of the village. 

Option 2 remains the same as at the time of the previous site assessment report and has not 

been reconsidered in this report.  Some additional information is now available about the site 

and emerging proposals – see Figure 6 below. 

 

Figure 5.  Map of Option 2 (Clapham Parish Council) 
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Figure 6.  Illustrative Masterplan for Option 2 
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Option 3 

3.10 This site was submitted during the Regulation 19 consultation for the Bedford Local Plan. 

Figure 7 shows the extent of the land ownership; Figure 8  shows an indicative scheme for 

part of the site. The indicative scheme would deliver 110 dwellings.  

3.11 The site is located to the east of Clapham, further east than Option 2 above. The site has 

capacity to accommodate 1,500 dwellings although the indicative scheme shows how 110 

dwellings could be provided.  

 

Figure 7.  Map of the new site at Green Lane and Carriage Drive 
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Figure 8.  Indicative proposal for Option 3 

 

Figure 9.  Map of the new site at Green Lane and Carriage Drive 

3.12 CPC has asked that this site is assessed to determine its suitability for allocation for housing 

within the Clapham NDP.  
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Summary of the Site Assessment 
3.13 The table below outlines the conclusions of the site assessment for each of the Options. 

Each row is a ‘traffic light’ rating colour reflecting the conclusion of whether or not the site is 

appropriate for allocation.  

3.14 Red indicates the site is not appropriate for allocation within the NDP due to insurmountable 

constraints. Green indicates the site appears to be suitable for development and therefore 

appropriate for allocation in the NDP. Amber indicates that the site is potentially suitable for 

allocation within the NDP if identified constraints can be resolved or mitigated.  

3.15 All sites are considered to be available for development, as they have been submitted by 

landowners promoting them.  

3.16 Table 1 should be read alongside the completed pro-formas presented in Appendix A. 

Table 1.  Site Assessment Summary Table 

Site 

Ref.  

Site 

Source 

Indicative 

Capacity 

Site Type Conclusions 

Option 

1 

Site 

promoter 

440 Some greenfield, some 

previously developed 

land 

 Complex land ownership 

arrangement making securing and 

delivering infrastructure 

challenging 

 Four accesses (three new) required 

to Milton Road, potential of traffic 

and highways issues 

 Density would need to be 

increased to provide 500 dwellings 

 Some of the site is quite elevated 

and visible in the landscape 

 Part previously developed land, 

part agricultural land 

 Loss of agricultural land (Grade 2 – 

3B) 

 Some potential for ecological and 

biodiversity value given the 

adjacent Roadside Nature Reserve 

and hedgerows  

 Not close to any heritage assets 

 

Option 

1b  

Site 

promoter 

500 Predominantly 

greenfield, some 

previously developed 

land 

 Part previously developed land, 

part agricultural land 

 Loss of agricultural land (Grade 2 – 

3B) 

 New accesses required which are 

likely to be achievable, although on 

to a road with anecdotal traffic 

issues   

 Some potential for ecological and 

biodiversity value given the 

adjacent Roadside Nature Reserve 

and hedgerows  
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Site 

Ref.  

Site 

Source 

Indicative 

Capacity 

Site Type Conclusions 

 Not close to any heritage assets 

 Low landscape value 

 Clear defensible boundary (A6) 

 

Option 

2 

Site 

promoter 

500 Greenfield  Agricultural land 

 Loss of agricultural land (Grade 2) 

 Simple landownership 

arrangement 

 Close to some listed buildings 

 Undulating site which is currently 

open and visible from different 

vantage points 

 

Option 

3 

Site 

promoter 

Whole site 

up to 1,500 

Greenfield  Agricultural land 

 Loss of agricultural land (Grade 2) 

 Erosion of gap between Clapham 

and Bedford 

 New accesses required (likely to be 

achievable), although on to a road 

with anecdotal traffic issues   

 Some potential for ecological and 

biodiversity value given hedgerows  

 Listed Clapham Park Farmhouse 

located to the north of the site 

 Moderate landscape value 

 

     

3.17 In relation to Option 1 the headline conclusions of the previous site assessment report are 

outlined below with a comment explaining any changes in this conclusion given the amended 

site boundary of Option 1b: 

 Access: Option 1 required three accesses from Milton Road and we previously 

highlighted potential conflict that could arise due to the presence of these additional 

accesses in combination with the location of the primary school and the surrounding 

highway network. Option 1b still requires three accesses from Milton Road (two new and 

one retained – all from the same side of the road). The locations of the school and road 

have been amended and the accesses rationalised and this appears to result in a more 

acceptable arrangement; however, the views of the highways authority should be 

sought to confirm this.  

 Density: Option 1 did not have the capacity to fulfil Clapham’s housing target. Option 1b 

has the capacity to accommodate 500 dwellings at a density of 16 dwellings per 

hectare (gross site area 30.88ha accommodating 500 dwellings). 

 Landscape: The most landscape sensitive area of Option 1 was the elevated land to the 

east of Milton Road; this land has been removed from Option 1b and as such the overall 

landscape sensitivity of Option 1b is considered to be low-medium. 

 Deliverability: Option 1 had a complex landownership arrangement with a number of 

landowners owning various areas. The land to the east of Milton Road had the most 
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complex ownership arrangement and is no longer within Option 1b. Option 1b is likely to 

be far easier to deliver and secure all required infrastructure than Option 1.  

3.18 The Highways Authority considers that Option 2 would have acceptable access 

arrangements and an acceptable impact on the highways network. In addition, given the 

larger site area there is greater flexibility within the scheme to respond to the topography and 

landscape setting of the site to achieve a sensitive and cohesive layout. The site is capable of 

meeting the entire allocation of the village and provides a new school. The infrastructure 

required to support the proposed development would be more straightforward to achieve 

given the simple land ownership arrangement. However, this Option would result in the loss of 

the best and most versatile agricultural land. 

3.19 Option 3 was submitted during the Regulation 19 consultation for the Bedford Local Plan. This 

assessment has concluded that the site is potentially suitable for allocation subject to the 

mitigation of minor constraints. The overall site area for Option 3 is 43ha and the overall 

capacity of the site for housing has been calculated as 1,500 homes.  

3.20 The key constraints which will require mitigation for this site are landscape related, 

particularly the erosion of the existing gap between Clapham and Bedford. The area of land 

between Clapham and Bedford is not designated as a gap or afforded any particular 

protection by the Local Plan 2030. However, a number of policies contained within the draft 

Local Plan recognise the importance of gaps between settlements and the inclusion of 

Settlement Policy Areas confirms the need to avoid coalescence.  

3.21 The landowner has demonstrated, at a high level, how 110 units could be provided in part of 

the site, in a manner that does not result in coalescence with Bedford. 110 units alone are not 

sufficient to meet Clapham’s housing requirement. The site is likely to be of a sufficient size to 

be able to provide 500 units but further information showing how this could be achieved in an 

acceptable layout that does not result in coalescence should be provided to the Parish 

Council to help inform their decision. 

3.22 Other constraints such as heritage, ecology, transport are likely to be able to be mitigated 

through sensitive, detailed design work. Subject to this further information being provided, it 

is likely that the site could move from an amber rating to a green rating. 

3.23 It should also be noted that at present Option 3 is located in a green infrastructure 

opportunity zone – specifically Zone 6 (Bedford Northern Fringes), as defined on the polices 

map and by Policy AD24 of the Site Allocations and Designations Local Plan (2013). This 

policy sets out priorities for the protection and enhancement of green infrastructure. It is not 

clear how the allocation of this site would contribute to the aspirations of Policy AD24 

however it must also be acknowledged that the emerging Bedford Local Plan 2030 does not 

propose to retain this allocation. 

Constraints and Social Infrastructure Mapping 
3.24 We have produced a map (see Figure 10) that shows environmental constraints and existing 

social infrastructure facilities within Clapham: 

 Built environment constraints: 

- Listed buildings 

 Natural environment constraints: 
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- Green space 

- Ancient woodland 

- Flood Zones 

 Social infrastructure facilities: 

- Sports facilities 

- Education facilities 

- Healthcare facilities 

- Public transport 

 

3.25 On the basis of this map it is apparent that Option 1b is furthest from natural and built 

environment constraints (green spaces and listed buildings) and is also furthest from most of 

the existing social infrastructure facilities. That being said Option 1b is closest to the existing 

GP surgery and would provide its own primary school. Option 1b is close to a number of bus 

stops which are located on Milton Road. The allocation of Option 1b may result in a second 

‘centre’ starting to emerge at the western edge of the village. 

3.26 Options 2 and 3 are closer in proximity to areas of green space and listed buildings but 

neither are within the indicated site boundaries. Both options have the potential, through 

sensitive design, to preserve and/or enhance the setting of the listed buildings which are 

close to the sites and to deliver green infrastructure for the benefit of the residents of 

Clapham. 

3.27 Option 2 is the closest in proximity to the apparent existing centre of the village, where the 

primary school, nursery, pharmacy and sports facility are located. Option 2 is close to a 

number of bus stops which are located on Highbury Grove (if a pedestrian link can be 

provided), the High Street and Green Lane. The allocation of Option 2 could help to define the 

existing ‘centre’ of the village in its current location through the provision of a second school. 

3.28 Option 3 is relatively close to the apparent existing centre of the village. Although, given the 

presence of the hotel and industrial buildings between the site and the centre is unlikely to be 

perceived as such. It appears to be furthest from bus stops (on Green Lane and the High 

Street). The allocation of Option 3 could either elongate the existing centre of the village in an 

eastern direction or start the emergence of a second centre at this end of the village.
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Figure 10.  Constraints and Social Infrastructure Mapping 
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Clapham NDP Objectives 
3.29 Site allocations should help qualifying bodies achieve their Plan’s objectives. The five 

objectives of the Clapham NDP are set out below and a discussion of the extent to which 

each option helps fulfil these objectives is provided. 

 Objective 1: To understand housing needs and allocate sites for development  

 Objective 2: To agree appropriate siting for the proposed new Community Centre  

 Objective 3: To protect green spaces, maintain public access to the river and provide 

sites for leisure activities 

 Objective 4: To retain historic/important structures in Clapham 

 Objective 5: To determine the need for new business premises and maintain a thriving 

commercial environment 

3.30 Objective 1 of the Clapham NDP is to understand housing needs and allocate sites for 

development. BBC requires 500 homes to be allocated through the Clapham NDP. Options 1B 

and 2 will meet this objective. Option 3 has the potential to meet this objective but it has not 

yet been demonstrated how the site could accommodate 500 dwellings in a layout sensitive 

to its edge of settlement location. 

3.31 The available information for Option 1b suggests potential for the inclusion of a ‘small local 

centre’ which could go some way to meeting objectives 2 and 5 – although discussion would 

be required between CPC and the landowner about what this ‘small local centre’ would 

comprise. It also detailed a ‘country park’ which could go some way to meeting objective 3. 

There are very few heritage assets in close proximity to this site so it would be likely to satisfy 

objective 4. 

3.32 The available information for Option 2 does not suggest a community centre or space for 

employment will be included, although it does suggest the provision of a ‘community shop’. It 

is unclear to what extent Option 2 would contribute to meeting objectives 2 and 5. The 

information available does suggest a range of green infrastructure elements including 

informal parkland, formal parkland, a tree lined avenue and a playing field; which could 

contribute to meeting objective 3. This site is closer to heritage assets which seem to have 

been considered through the emerging proposals. 

3.33 The emerging proposals for Option 3 are less advanced than the emerging proposals for the 

other options. According to the available information the site would include children’s play, 

walking paths, woodland and public open space. There is no mention of a community centre 

or other non-residential uses.  It is unclear to what extent Option 3 would contribute to 

meeting objectives 2 and 5. The information available does suggest a range of green 

infrastructure elements including informal parkland, formal parkland, a tree lined avenue and a 

playing field; which could contribute to meeting objective 3. This site is closer to heritage 

assets which seem to have been considered through the emerging proposals. 

3.34 At this stage and on the basis of the available information it would appear that Option 1b 

could provide the greatest contribution to the NDP’s objectives. CPC should engage with the 

landowners/site promoters of each of Options 1b, 2 and 3 to discuss how each could 

contribute to the fulfilment of the NDP’s objectives.  
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4. Conclusions 
4.1 AECOM planning consultants carried out an independent assessment of allocation options 

for the Clapham NDP on behalf of CPC in December 2017. Subsequent to the publication of 

this report, material changes have been made to Option 1 (resulting in the creation of Option 

1b) and a new site has emerged through the Regulation 19 consultation for the emerging 

Local Plan – Option 3. CPC have therefore asked AECOM to undertake an assessment of the 

amended site and the new site. This is to ensure that key aspects of the NDP will be robust 

and defensible. 

4.2 This report has concluded that Option 1b and Option 2 are suitable for allocation within the 

Clapham NDP. It has also concluded that Option 3 is potentially suitable for allocation within 

the Clapham NDP but the site promoter should demonstrate how the allocation of 500 units 

within the site could be provided in an acceptable layout. 

Next Steps 
4.3 CPC are advised to seek the advice of the highways authority in relation to the proposed 

access arrangements and general impact on the highways network in relation to Option 1b 

and Option 3. It would also be useful to get advice about the landscape impacts / constraints 

for all of the Options; this could potentially be obtained from BBC. 

4.4 CPC are also advised to engage with the site promoters to understand how each Option 

could help the Parish Council fulfil the objectives of the Clapham NDP. 

4.5 To confirm the site selection process should be based on the following:  

 The findings of this site assessment; 

 Discussions with BBC; 

 The views and opinions of the local community; 

 The extent to which the sites support the vision and objectives for the NDP; and 

 The potential for the sites to meet identified infrastructure needs of the community. 

Viability 
4.6 As part of the site selection process, it is recommended that CPC discusses site viability with 

BBC. Viability appraisals for the Options may already exist.   
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Appendix A Completed Site Appraisal  

Option 1b: Land to the west of Milton Road 

General Information 

Site Reference / name Option 1b 

Site Address (or brief description 

of broad location) 
Land to the west of Milton Road 

Current use Agriculture 

Proposed use Residential and associated infrastructure 

Gross area (Ha) 

Total area of the site in hectares 
30.88 

SHLAA site reference (if applicable) Includes Sites 71 and 73 

Method of site identification (e.g. proposed by landowner etc.) Land owner proposed 

 

Context 

Is the site: 

Greenfield: land (farmland, or open space, that 

has not previously been developed) 

 

Brownfield: Previously developed land which is 

or was occupied by a permanent structure, 

including the curtilage of the developed land 

and any associated infrastructure. 

 

Greenfield 

 

 

Previously 

developed land

 (Brownfield) 

 

Mixture 

 

Unknown 

Site planning history 

Have there been any previous applications for 

development on this land? What was the 

outcome? 

No planning history. 
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Suitability  

Is the current access adequate for the 

proposed development? If not, is there 

potential for access to be provided? 

To the east of the Site is Milton Road, an adopted single 

carriageway road. 

 

There is an existing access to SHLAA Site 73 which is within the 

Site. It is proposed to retain this access and provide a further 

two accesses to the site from Milton Road. 

 

There is potential to create two accesses to the Site. Existing 

accesses to the site are likely to require upgrading. 

Is the site accessible? 

 

There are bus stops along Milton Road in close proximity to the 

site. 

 

There are footways and street lighting from the site to the 

centre of Clapham which lend themselves to encouraging 

alternate modes of transport to the private car for accessing 

local services. 

 

The nearest train station is in Bedford. 

 

Environmental Considerations 

Questions 
Assessment 

guidelines 
Observations and comments 

Is the site within or adjacent to 

the following policy or 

environmental designations:  

 

 Green Belt 

 Area of Outstanding 

Natural Beauty (AONB) 

 National Park 

 European nature site 

 SSSI Impact Risk Zone 

 Site of Importance for 

Nature Conservation 

 Site of Geological 

Importance 

 Flood Zones 2 or 3 

Limited impact on 

environmental 

designations 

The Site is approximately 360m southwest of 

Browns Wood Local Nature Reserve. 

 

The site is also adjacent to a Roadside Nature 

Reserve. 

  

The Site is in Flood Zone 1 (low probability of 

flooding). 

Ecological value? 

Could the site be home to 

protected species such as bats, 

great crested newts, badgers etc.? 

Some potential 

ecological value 

The site is actively farmed. But there is some 

potential for protected species given the presence 

of hedgerows and vegetation at the site 

boundaries. 

 

A Habitat Phase 1 Survey would be recommended 

for any planning applications.  

Landscape 

 

Is the site low, medium or high 

sensitivity in terms of landscape? 

Low to medium 

landscape 

sensitivity 

The site is not particularly visible and is bound by 

the A6 at the western boundary and residential 

development to the southeast. It is considered to 

be of low landscape sensitivity. However, to the 

north of the site is open agricultural land. 
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Agricultural Land 

Loss of high quality agricultural 

land (Grades 1,2 or 3a) 

Loss of agricultural 

land 

The site comprises a mix of Agricultural Land 

including potential for best and most versatile.  

 

Heritage considerations 

Question 
Assessment 

guidelines 
Comments 

Is the site within or adjacent to one or 

more of the following heritage 

designations or assets? 

 

 Conservation area 

 Scheduled monument 

 Registered Park and Garden 

 Registered Battlefield 

 Listed building 

 Known archaeology 

 Locally listed building 

Unlikely to have in 

impact on heritage 

assets. 

The nearest listed buildings are beyond 

the A6; the development of this site is 

unlikely to have an impact on any heritage 

assets. 

 

Community facilities and services 

Is the site, in general terms, close/accessible 

to local amenities such as (but not limited to): 

 

 Town centre/local centre/shop 

 Employment location 

 Public transport 

 School(s) 

 Open space/recreation/ leisure 

facilities 

 Health facilities 

 Cycle route(s) 

 

Where a site is poorly located if > 800m, 

moderately located if 400m to 800m, and 

favourably located if < 400m from services. 

Favourably 

located 

Clapham is designated as a Key Service Centre 

and contains a good range of services and is 

well connected to larger town centres by 

regular public transport.  

 

The site is 0.8km from the High Street, is 1.8km 

from the nearest primary school (although a 

new primary school is proposed within the site) 

and 0.8km (driving route) to the Priory Medical 

Practice. 

 

 

Other key considerations 

 

 

Are there any Tree Preservation Orders on the site? 

 
None 

 

What impact would development have on the site’s habitats 

and biodiversity? 

 

Limited 

 

Public Right of Way 

 
None 

 

Existing social or community value (provide details) 

 
None 
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Is the site likely to be affected by any of the following? Yes No Comments 

 

Ground Contamination 

 

 
  

Significant infrastructure crossing the site i.e. power lines/ pipe 

lines, or in close proximity to hazardous installations  

 Powerlines at the 

western boundary of 

the site. 

 

Characteristics 

Characteristics which may affect development on the site: Comments 

Topography: 

Flat/ plateau/ steep gradient 

The site is 

undulating 

Coalescence: Development would result in neighbouring towns merging into one 

another. 
No 

Scale and nature of development would be large enough to  significantly change size 

and character of settlement 
No 

 

 

Availability  

 Yes No Comments 

Is the site available for sale or development 

(if known)?  

  Amended Site submitted to 

Parish Council by landowner 

Are there any known legal or ownership 

problems such as unresolved multiple 

ownerships, ransom strips, tenancies, or 

operational requirements of landowners? 

 
 

 

 

Is there a known time frame for availability? 

0-5 /6-10 / 11-15 years. 

 

 

 

0-5 years  

 

Any other comments? 
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Conclusions  

The site is appropriate for allocation   

This site has minor constraints  

The site has significant constraints  

The site is unsuitable for allocation  

Potential housing development capacity: 500 

Key evidence (3-4 bullet points) for decision to 

accept or discount site.  

 Part previously developed land, part agricultural land 

 Loss of agricultural land (could include best and most 

versatile) 

 New accesses required which are likely to be achievable  

 Some potential for ecological and biodiversity value 

given the adjacent Roadside Nature Reserve and 

hedgerows  

 Not close to any heritage assets 

 Low landscape value 
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Option 3: Land between Green Lane, Carriage Drive and Clapham Road 

General information 

Site Reference / name Option 3 

Site Address (or brief description 

of broad location) 
Land between Green Lane, Carriage Drive and Clapham Road 

Current use Agriculture 

Proposed use Residential with associated infrastructure 

Gross area (Ha) 

Total area of the site in hectares 
43 

SHLAA site reference (if 

applicable) 
n/a 

Method of site identification (e.g. 

proposed by landowner etc.) 

Submitted by landowner during the Regulation 19 consultation for the 

Bedford Local Plan 2035. 

 

Context 

Is the site: 

Greenfield: land (farmland, or open space, that 

has not previously been developed) 

 

Brownfield: Previously developed land which is 

or was occupied by a permanent structure, 

including the curtilage of the developed land 

and any associated infrastructure. 

 

Greenfield 

 

 

 Previously 

developed land

 (Brownfield) 

 

Mixture 

 

Unknown 

Site planning history 

Have there been any previous applications for 

development on this land? What was the 

outcome? 

No planning history. 

 

  

  

 

 

 



Clapham Parish Council Neighbourhood 
Development Plan  

 
  

Clapham Parish Council 
  
  

 

 
Prepared for:  Clapham Parish Council   
 

AECOM 
32 

 

Suitability  

Is the current access adequate for 

the proposed development? If not, 

is there potential for access to be 

provided? 

The site is bound by Green Lane to the west and Carriage Drive to the 

north. Green Lane is a single carriageway road with traffic calming 

measures. Carriage Drive is a private road. The site is also bound by 

Clapham Road at the southern end. 

 

There is an access to the site at the junction of Green Lane and 

Carriage Drive. There is a second access to the site from Green Lane 

and two further access point to the north of the site from Carriage 

Drive. 

 

It is likely that a suitable access could be provided on to Green Lane 

but there is anecdotal evidence of traffic, parking and congestion 

issues on this road. 

 

Current access is also afforded to the site from Clapham Road; access 

would need to be formalised if the site were to be developed. 

Is the site accessible? 

 

There are two bus stops on the High Street which are approximately 

450m from the site. 

There is a footway and street lighting along Green Lane to the centre of 

Clapham which lend themselves to encouraging alternate modes of 

transport to the private car for accessing local services. There is also a 

footway leading into Bedford with street lighting in places. 

The nearest train station is in Bedford. 

 

Environmental Considerations 

Questions 
Assessment 

guidelines 
Observations and comments 

Is the site within or adjacent to 

the following policy or 

environmental designations:  

 

 Green Belt 

 Area of Outstanding 

Natural Beauty (AONB) 

 National Park 

 European nature site 

 SSSI Impact Risk Zone 

 Site of Importance for 

Nature Conservation 

 Site of Geological 

Importance 

 Flood Zones 2 or 3 

Limited impact on 

environmental 

designations 

The site is in close proximity to Park Wood Local 

Nature Reserve and 0.9km northeast of Bromham 

Lake Local Nature Reserve. The site is within the 

outer Impact Zone of a number of SSSIs: Biddenham 

Pit SSSI, Hanger Wood SSSI and Tilwick Meadow 

SSSI. 

The site is within Flood Zone 1 (low risk of flooding). 

Ecological value? 

Could the site be home to 

protected species such as bats, 

great crested newts, badgers 

etc.? 

Some potential 

value 

The site is actively farmed. But there is some 

potential for protected species given the presence 

of hedgerows and vegetation at the site boundaries. 

A Habitat Phase 1 Survey would be recommended 

for any planning applications.  
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Landscape 

 

Is the site low, medium or high 

sensitivity in terms of landscape? 

Medium landscape 

sensitivity 

The Site is located on the rising ground on the 

northern edge of the valley of the Great River Ouse. It 

is quite open in views from the east and is 

considered to be of medium sensitivity. 

Agricultural Land 

Loss of high quality agricultural 

land (Grades 1,2 or 3a) 

Loss of Grade 2 

agricultural land 

The site comprises Grade 2 Very Good Agricultural 

Land.  

 

Heritage considerations 

Question Assessment guidelines Comments 

Is the site within or adjacent to one or more 

of the following heritage designations or 

assets? 

 

 Conservation area 

 Scheduled monument 

 Registered Park and Garden 

 Registered Battlefield 

 Listed building 

 Known archaeology 

 Locally listed building 

Listed buildings 

beyond the 

boundaries of the site.  

Clapham Park Farmhouse is located 

to the north of the site and is Grade II 

listed. 

 

The Church of St Thomas of 

Canterbury is located west of the 

site and is Grade I listed. 

 

Woodlands Lodge is located to the 

south of the site and is Grade II listed. 

 

The development of the site would 

need to take into account the 

settings of these heritage assets. 

 

Community facilities and services 

Is the site, in general terms, close/accessible to 

local amenities such as (but not limited to): 

 

 Town centre/local centre/shop 

 Employment location 

 Public transport 

 School(s) 

 Open space/recreation/ leisure 

facilities 

 Health facilities 

 Cycle route(s) 

 

Where a site is poorly located if > 800m, 

moderately located if 400m to 800m, and 

favourably located if < 400m from services. 

Moderately 

located 

Clapham is designated as a Key Service 

Centre and contains a good range of 

services and is well connected to larger 

town centres by regular public transport.  

 

The site is 400m from the High Street, within 

600m of the nearest primary school and 

5km (driving route) to the Priory Medical 

Practice. 
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Other key considerations  

Are there any Tree Preservation Orders on the 

site? 
None  

What impact would development have on the 

site’s habitats and biodiversity? 
Limited  

Public Right of Way Limited 
A public right of way crosses the site from the 

southwest corner to the northwest corner. 

Existing social or community value (provide 

details) 
None  

Is the site likely to be affected by any of the 

following? 
Yes No Comments 

 

Ground Contamination 

 

   

 

Significant infrastructure crossing the site i.e. 

power lines/ pipe lines, or in close proximity to 

hazardous installations 

  There are powerlines along the 

northern boundary of the site. 

 

Characteristics 

Characteristics which may affect development on the site: Comments 

Topography: 

Flat/ plateau/ steep gradient 

The site is undulating in an area of 

medium landscape sensitivity. 

Coalescence: Development would result in neighbouring towns 

merging into one another. 

Erosion of existing gap between 

Clapham and Bedford potentially 

resulting in coalescence of the two 

settlements. 

Scale and nature of development would be large enough to  

significantly change size and character of settlement 
No 
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Availability  

 Yes No Comments 

Is the site available for sale or development 

(if known)?  

Please provide supporting evidence.   

 
 Site submitted during the 

Regulation 19 consultation for 

the Local Plan. 

Are there any known legal or ownership 

problems such as unresolved multiple 

ownerships, ransom strips, tenancies, or 

operational requirements of landowners? 

 
 

 

 

Is there a known time frame for availability? 

0-5 /6-10 / 11-15 years. 

 

 

 

0-5 years. 

 

Any other comments? 

 

 

 
 

Conclusions  

The site is appropriate for allocation   

This site has minor constraints  

The site has significant constraints  

The site is unsuitable for allocation  

Potential housing development capacity: 1,500 (based on 35dph) 

Key evidence (3-4 bullet points) for decision to 

accept or discount site.  

 Loss of agricultural land 

 Erosion of gap between Clapham and Bedford  

 New accesses (likely to be achievable) required on 

to a road with anecdotal traffic issues   

 Some potential for ecological and biodiversity 

value given hedgerows  

 Some listed buildings close to the Site 

 Moderate landscape value 
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