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AECOM Infrastructure & Environment UK Limited (“AECOM”) has prepared this Report for the sole 

use of Clapham Parish Council (“Client”) in accordance with the Agreement under which our 

services were performed. No other warranty, expressed or implied, is made as to the professional 

advice included in this Report or any other services provided by AECOM.  

Where the conclusions and recommendations contained in this Report are based upon information 

provided by others it is upon the assumption that all relevant information has been provided by those 

parties from whom it has been requested and that such information is accurate. Information obtained 

by AECOM has not been independently verified by AECOM, unless otherwise stated in the Report.  

The methodology adopted and the sources of information used by AECOM in providing its services 

are outlined in this Report. The work described in this Report was undertaken in the period July 2017 

to November 2017 and is based on the conditions encountered and the information available during 

the said period of time. The scope of this Report and the services are accordingly factually limited by 

these circumstances.  

Where assessments of works or costs identified in this Report are made, such assessments are 

based upon the information available at the time and where appropriate are subject to further 

investigations or information which may become available.  

AECOM disclaim any undertaking or obligation to advise any person of any change in any matter 

affecting the Report, which may come or be brought to AECOM’s attention after the date of the 

Report. 

Certain statements made in the Report that are not historical facts may constitute estimates, 

projections or other forward-looking statements and even though they are based on reasonable 

assumptions as of the date of the Report, such forward-looking statements by their nature involve 

risks and uncertainties that could cause actual results to differ materially from the results predicted. 

AECOM specifically does not guarantee or warrant any estimate or projections contained in this 

Report. 

Where field investigations are carried out, these have been restricted to a level of detail required to 

meet the stated objectives of the services. The results of any measurements taken may vary spatially 

or with time and further confirmatory measurements should be made after any significant delay in 

issuing this Report. 

 

Copyright 

© This Report is the copyright of AECOM Infrastructure & Environment UK Limited. Any unauthorised 
reproduction or usage by any person other than the addressee is strictly prohibited.   
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Executive Summary  

 
Clapham Parish Council (CPC) is in the process of producing a draft neighbourhood plan and is 
looking to ensure that key aspects of its proposals will be robust and defensible.  

The Clapham Neighbourhood Plan, which will cover the whole of Clapham Parish, is being prepared 
in the context of the emerging Bedford Borough Local Plan which is currently in draft form

1
. It is the 

intention of CPC to allocate sites for development in the Neighbourhood Plan to meet a housing 
requirement of 500 homes over the Neighbourhood Plan period. 

Bedford Borough Council (BBC), through the work being undertaken to prepare the emerging Local 
Plan, has undertaken a comprehensive site appraisal of all sites that came forwards as a result of 
previous “call for sites” exercises and has identified what it considers to be two options that would 
achieve the allocated housing target for Clapham. In this context, the Parish Council has asked 
AECOM to undertake an independent and objective comparison of the two options suggested and 
explore any other alternatives to ensure that key aspects of the Neighbourhood Plan will be robust 
and defensible. 

Site selection and allocations is one of the most contentious aspects of planning, raising strong 
feelings amongst local people, landowners, developers and businesses. It is important that any 
selection process carried out is transparent, fair, robust and defensible and that the same criteria and 
process is applied to each potential site. Equally important is the way in which the work is recorded 
and communicated to interested parties so the approach is transparent and defensible. 

It is clear from the work that BBC and AECOM have done that neither option are free from constraints. 
However, Option 1 is considered to present a higher risk option with a greater number of issues that 
need to be resolved prior to the site being allocated such as, but not exclusively, evidencing 
deliverability and viability and how the allocation can be accommodated. Option 2 is considered to be 
a much lower risk option to allocate, having a simpler land ownership arrangement and greater 
flexibility within the scheme as well as more opportunities to support the vision and objectives for the 
Neighbourhood Plan. 

  

                                                                                                           
1
 

http://edrms.bedford.gov.uk/OpenDocument.aspx?id=BdL5HHdCBUUTG8mijaYszg%3d%3d&name=Consultation%20Paper%2
0170411%20with%20cover.pdf  

http://edrms.bedford.gov.uk/OpenDocument.aspx?id=BdL5HHdCBUUTG8mijaYszg%3d%3d&name=Consultation%20Paper%20170411%20with%20cover.pdf
http://edrms.bedford.gov.uk/OpenDocument.aspx?id=BdL5HHdCBUUTG8mijaYszg%3d%3d&name=Consultation%20Paper%20170411%20with%20cover.pdf


Clapham Neighbourhood Plan Site Assessment  
  

  

 

 
      
 

AECOM 
2 
 

1. Introduction 

1.1 Background 

This report is an independent assessment of allocation options for the Clapham Neighbourhood Plan 

on behalf of Clapham Parish Council (CPC) carried out by AECOM planning consultants. The work 

undertaken was agreed with the Parish Council and the Department for Communities and Local 

Government (DCLG) in August 2017. 

The Neighbourhood Plan, which will cover the parish of Clapham within the borough of Bedford 

(Figure 1.1), is being prepared in the context of the emerging Local Plan. The Parish Council intends 

the Neighbourhood Plan, when adopted, to include allocations for housing. 

Clapham is within the administrative area of Bedford Borough Council (BBC), whose adopted 

development plan includes the Core Strategy & Rural Issues Plan
2
 2008. The emerging Local Plan is 

the Local Plan 2035
3
, which was published for consultation in its draft form in April 2017. It is 

anticipated that the emerging Local Plan will be submitted to the Secretary of State for Examination in 

October 2018 with adoption in June 2019. 

Neighbourhood Plans will form part of the development plan for Bedford, alongside, but not as a 

replacement for the emerging Local Plan. Neighbourhood plans are required to be in conformity with 

the strategic policies of the development plan and can develop policies and proposals to address local 

place-based issues. In this way it is intended for the emerging Local Plan to provide a clear overall 

strategic direction for development in Bedford, whilst enabling finer detail to be determined through 

the neighbourhood planning process where appropriate. BBC has acknowledged that neighbourhood 

plans can be used to allocate sites in the same way as the local plan which allows local residents to 

decide where development should take place. Where Parish Councils have made significant progress 

in writing a Neighbourhood Plan and want to deliver the amount of development required by the local 

plan’s strategy, the borough council intend to leave the selection of sites to the neighbourhood plan 

groups such as in the case of Clapham.  

The emerging Local Plan, based on the findings from the Bedford Strategic Housing Market 

Assessment Update 2016 (SHMA)
4
, concludes that the housing need for Bedford is 19,000 up to 

2035 which equates to 950 new homes per year. However, more than half of this target is already met 

by existing planning permissions or allocations so the emerging Local Plan needs to allocate land for 

8,103 dwellings up to 2035. 

The preferred growth strategy included within the emerging Local Plan seeks to direct development to 

a new settlement (potentially to the north of Clapham), then to brownfield sites within the urban 

centres, then to sustainable urban extensions of Bedford and Kempston and then proportionate 

growth has been allocated to the Group 1 Villages – Key Service Centres and lesser growth to smaller 

villages. Through this strategy Clapham, a Group 1 Village, has been allocated 500 dwellings over the 

plan period (2015-2035).  

BBC, through the work being undertaken to prepare the emerging Local Plan, has undertaken a 

comprehensive site appraisal of all sites that came forwards as a result of previous “call for sites” 

exercises, 17 in total, and has identified what it considers to be two options that would achieve the 

allocated housing target for Clapham. In this context, the Parish Council has asked AECOM to 

undertake an independent and objective comparison of the two options suggested and explore any 

other alternatives to ensure that key aspects of the Neighbourhood Plan will be robust and defensible. 

Both options have been identified as suitable, available and viable for the development proposed. The 
site appraisal is therefore intended to guide decision making and provide evidence for the eventual 
site selection to help ensure that the Neighbourhood Plan can meet the Basic Conditions

5
 considered 

                                                                                                           
2
 Available at 

https://www.bedford.gov.uk/environment_and_planning/planning_town_and_country/planning_policy__its_purpose/core_strate
gy__rural_issues.aspx 
3
 Available at 

http://edrms.bedford.gov.uk/OpenDocument.aspx?id=BdL5HHdCBUUTG8mijaYszg%3d%3d&name=Consultation%20Paper%2
0170411%20with%20cover.pdf 
4
 Available at https://www.bedford.gov.uk/pdf/SHMA%20update%202016%20FINAL.pdf 

5
 Available at https://www.gov.uk/guidance/neighbourhood-planning--2#basic-conditions-for-neighbourhood-plan-to-referendum  

https://www.gov.uk/guidance/neighbourhood-planning--2#basic-conditions-for-neighbourhood-plan-to-referendum
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by the Independent Examiner, as well as any potential legal challenges by developers and other 
interested parties. 

This site appraisal has therefore considered the two options as identified by BBC as well as the four 

sites which were considered as suitable, available and viable but were not included as a suggested 

allocation. 

All of the existing work has been reviewed and site visits have been undertaken to verify the findings. 

 

 
 

Figure 1.1 - Map of the Clapham Neighbourhood Plan area (Source: Bedford Borough Council) 
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1.2 Documents reviewed 

A number of sources have been reviewed in order to understand the history and the context for the 

Neighbourhood Plan site allocations. These comprise: 

 Consultation paper for the draft Bedford Local Plan, 2017; 

 Bedford Strategic Housing and Employment Land Availability Assessment, April 2017; 

 Information provided verbally and in writing by Clapham Parish Council; and, 

 Google Maps and Google Street View
4
. 

1.3 Planning Policy 

Neighbourhood Plan policies and allocations must be in accordance with the strategic policies of the 

Local Plan; in cases where neighbourhood plans are being developed before or at the same time as 

the Local Planning Authority is producing its local plan the NPPF and PPG explain that particular 

regard to the evidence base and direction of travel for the emerging plan should be had.  

1.3.1 Emerging Bedford Borough Council Local Plan 2035 

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

Council Local Plan 2035. Between April and June 2017 the council published a consultation paper 

which sought views on the preferred growth strategy, green spaces and various evidence documents. 

At the time of writing this consultation paper represents the most up-to-date iteration of the emerging 

Local Plan; it is intended to publish and consult on the pre-submission Local Plan in spring 2018 

ahead of submission to the Secretary of State for Examination-in-Public towards the end of the year. 

1.3.2 Bedford Borough Council Core Strategy & Rural Issues Plan 2008 

The BBC Core Strategy and Rural Issues Plan was adopted by the council in 2008 and is now quite 

dated – preceding 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. 

 Policy CP12 – Settlement Policy Areas 

Defined settlement boundaries for villages with a built up character to protect the countryside for 

its own sake and focus development to the built-up areas of villages. 

 Policy CP13 – The Countryside and Development within it 

Land outside of settlement boundaries is countryside; development in the countryside will only be 

permitted in accordance with PPS7 (now extinct). 

 Policy CP14 – Location of Development in the Rural Policy Area 

Where there is a proven need for development in the rural policy area, development will be 

focussed around the key service centres (including Clapham). 

 Policy CP15 – Rural Key Service Centres 

Identifies Clapham as a rural service centre. 

 Policy CP16 – Housing in the Rural Policy Area 

Allocates 1,300 dwellings to the rural policy area over the plan period. 

 Policy CP17 – Affordable Housing to meet Local Needs in the Rural Policy Area 

Rural exceptions, cascade policy. 
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2. Identified Sites 

This section sets out sites identified in the Bedford Strategic Housing and Employment Land 

Availability Assessment (SHELAA) (April, 2017), comprising sites submitted by landowners and 

developers in response to the call for sites exercises associated with the Local Plan 2035 (January 

2014 and October 2015). 

Table 1.1 - Sites identified at Clapham in the Bedford SHELAA 2017 

Site 
Ref. 

Site Name Performance Summary of reason(s) given Assessed 
capacity 
(dwellings) 

71 Land at Milton Rd, 
Clapham 

Site suitable, 
available and 
deliverable 

 210 

73 Land at Milton Rd, 
Clapham 

Site suitable, 
available and 
deliverable 

 20-25 

74 Land adjacent 35 Oakley 
Road, Clapham 

Site suitable, 
available and 
deliverable 

 5-6 

75 Land north of Clapham 
(Clapham Dene) 

Site suitable, 
available and 
deliverable 

 700-850 

76 Land north of Milton Rd, 
Clapham 

Site suitable, 
available and 
deliverable 

 30* 

*Note: this site is within the boundary of site 597 below, to avoid double counting its capacity has not been 
included in calculation of capacity in section 1.4 

77 Woodlands Manor Hotel, 
Green Lane, Clapham 

Site suitable, 
available and 
deliverable 

 20-40 

78 Calvers Caravans, 
Woodlands Park, 
Clapham 

Site suitable, 
available and 
deliverable 

 30 

79 Land at rear of 108 – 146 
(even numbers) Milton 
Road up to Twinwood 
Road, Clapham 

Site suitable, 
available and 
deliverable 

 189* 

*Note: this site is within the boundary of site 597 below, to avoid double counting its capacity has not been 
included in calculation of capacity in section 1.4 

80 Land at 136 (rear) 138 
140 (rear) and 142A 
Milton Road, Clapham 

Site suitable, 
available and 
deliverable 

 21* 

*Note: this site is within the boundary of site 597 below, to avoid double counting its capacity has not been 
included in calculation of capacity in section 1.4 

424 Brownswood Farm, 
Clapham, Beds, MK41 
6AB 

Site suitable, 
available and 
deliverable 

 165** 

**Note: this site is not within the parish of Clapham but is adjacent to the northern boundary and has been 
included by Bedford Borough Council within the assessment of sites within Clapham. 

428 Land at Oakley Road, 
Clapham 

Site suitable, 
available and 
deliverable 

 5 
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Site 
Ref. 

Site Name Performance Summary of reason(s) given Assessed 
capacity 
(dwellings) 

536 Land at former PoW 
camp, 

The Baulk, Clapham 

Rejected The site is not suitable as an allocation 
option because it does not relate well to the 
structure of the settlement and existing 
facilities. 

0 (site 
rejected) 

597 Land to the rear of 108- 
146 Milton Road, 
Clapham, Bedford 

Site suitable, 
available and 
deliverable 

 175 

598 Woodlands Manor Hotel, 
Green Lane, Clapham 

Site suitable, 
available and 
deliverable 

 20-40* 

*Note: this site is within the boundary of site 77 above, to avoid double counting its capacity has not been 
included in calculation of capacity in section 1.4 

676 Brownswood Farm, 
Clapham 

Rejected The site was excluded from further 
assessment at Stage 2 because it does not 
relate well to the structure of the settlement 
and existing facilities and there are 
significant access constraints. 

0 (site 
rejected) 

677 Brownswood Farm, 
Clapham 

Rejected The site was excluded from further 
assessment at Stage 2 because it does not 
relate well to the structure of the settlement 
and existing facilities and there are 
significant access constraints. 

0 (site 
rejected) 

690 Mount Pleasant Farm, 
Duke Drive, Clapham 

Rejected The site was excluded from further 
assessment at Stage 2 because it does not 
relate well to the structure of the settlement 
and existing facilities. 

0 (site 
rejected) 

 

AECOM will not duplicate work that has already been undertaken by BBC but will build upon this 

existing, available information. 
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Figure 1.2 – Map of the Clapham sites in the SHELAA (2017) 
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2.1 Conclusions of the SHELAA 

Through the SHELAA process 13 sites have been deemed suitable, available and achievable, 

indicating that there is capacity for approximately 1,500 within the village. The village has been 

allocated 500 dwellings and BBC has identified that there is more than one way of achieving the 

allocation. The findings of the site assessment work are set out below. 

2.1.1 Sites not included within an Option by BBC 

There are a cluster of sites at the south eastern corner of the village, site no.’s 77, 78 and 598. These 

sites are a mixture of pasture land (fronting the High Street), industrial/commercial land (behind the 

pastures) and the grounds of an existing hotel. Cumulatively the sites have the capacity to 

accommodate approximately 60 dwellings. None of the sites in this cluster have been included by 

BBC within either Option for future growth as identified within the 2017 consultation. The overall 

conclusions of the site assessment work undertaken by BBC states that the sites are not large 

enough to provide a new school or all of the housing allocation on their own and are not located close 

to other sites which could cumulatively achieve the strategy requirement. The sites do score well in 

sustainability terms but there is concern about heritage and settlement character, should the sites be 

allocated. 

With respect to the sites mentioned in the preceding paragraph the conclusions of BBC’s SHELAA 

(2017) are sensible and whilst these sites could come forwards for development, it is agreed that the 

inclusion of these sites as allocations, in isolation, would be unlikely to achieve the strategy 

requirements of the emerging Bedford Local Plan or the Clapham Neighbourhood Plan. The concerns 

regarding impact on countryside and settlement character, however, could be addressed through 

sensitive design. 

At the other end of the village there is a small site, site no. 428, which, whilst considered suitable, 

available and achievable, has not been included within an Option for housing allocations for Clapham. 

This site measures 0.27 ha and is located to the west of the A6 in a stretch of linear residential 

dwellings but noticeably detached from the main village of Clapham, more than half a mile from the 

settlement boundary. The site scores highly in terms of walkability and sustainability but is too small 

and too remote from other sites and therefore, has not been included as an allocation.  

To the north of the village a site measuring 8.4 ha was submitted. The site is a triangular shape and is 

covered in part by woodland, dwelling houses with their domestic curtilage and managed pasture 

land. The site is located within open countryside and is more than half a mile from the settlement 

boundary. The site scores pretty poorly in terms of walkability. 

Site 424 and site 428 are both remote from the defined settlement of Clapham. The development is 

site 424 is likely to be particularly harmful to the character and appearance of the countryside and its 

contribution to sustainable development as set out in the NPPF. The development of site 428 is likely 

to be less harmful to the surrounding area, if brought forwards at an appropriate density and design. 

However, given its remoteness from the settlement as well as its limited size, it is considered is likely 

to make a negligible contribution to the overall strategy requirement for Clapham. 

2.1.2 Option 1 identified by BBC 

The first of the two options identified by BBC for the accommodation of the housing allocation at 

Clapham comprises of a number of sites located at the western end of the village; predominantly to 

the east and west of Milton Road see Figure 1.3. There are two sites to the west of Milton Road: site 

71, currently an open agricultural field, and site 73, formerly a poultry farm and currently used for the 

storage of caravans.  

There are a number of residential dwellings which are located to the east of and front Milton Road; to 

the rear of these properties is an area of scrubby land which is in the ownership of many of the 

owners of the residential dwellings. The land rises to the east and north and falls to the south and 

west. The gross site area of this site is 8.8 ha and the call for sites submission sets out that at a 

density of 20 dwellings per ha the site has a capacity of 175 dwellings. In their additional information, 

however, a masterplan is presented which goes into greater detail and identifies that on the basis of 

the net developable area the site has a capacity of 139 dwellings. It appears that the density of this 
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site could not be increased further than that presented in the masterplan and the stated capacity of 

175 dwellings on the call for sites form is therefore an overestimation. Three smaller sites (Site 76, 79 

and 80) were also submitted to the call for sites exercise and the information submitted for each site 

assumed different densities and capacity; these sites are within Site 597 and BBC have stated in their 

consultation paper that Site 597 has the capacity to accommodate 200 dwellings (on the basis of all of 

the information submitted for Site’s 76, 79, 80 and 597). Given the submitted masterplan for Site 597 

it is considered that this is an overestimation by BBC. In this report the capacity of Site 597 is 

considered to be 139 dwellings, in accordance with the submitted masterplan.  

Site 74, to the south of Oakley Road is also included within Option 1. This site is approximately 0.33 

ha with a stated capacity of 5-6 dwellings. Having undertaken a site visit it is worth highlighting the 

presence of pylons and electricity lines which cross the site and constrains the developable area, it is 

unlikely that site 74 would be able to accommodate 5 dwellings and a more realistic capacity would be 

2 dwellings.  

 

 

Figure 1.3 – Map of Option 1 (BBC Consultation Paper 2017) 
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Table 2.2 – Summary of Option 1 (BBC Consultation Paper 2017) 

Site 

number 
Address 

Estimated 

capacity 
Comments 

Clapham – Option 1 North Clapham 

71 
Land at 

Milton Road 
210 

Area between The Folly housing and the bypass with access from 

Milton Road. Probable location for new school. 

73 

Poultry 

Houses, 

Milton Road 

25 This is a largely brownfield site. 

74 

Land 

adjoining 35 

Oakley Road 

5 Small area of land between existing housing and the bypass. 

76, 79, 

80, 597 

Land at 

Milton Road 
200 

The sites are in different ownerships so it would require the 

cooperation of the owners to secure necessary infrastructure 

improvements. Site density may need to increase to achieve 500 

homes. Location of sites north of the village and near the bypass 

should minimise traffic through the village. 

Summary 440 

Different ownerships so it would require the cooperation of the 

owners to secure necessary infrastructure improvements. Site 

density may need to increase to achieve 500 homes. Location 

of sites north of the village and near the bypass should 

minimise traffic through the village. 

 

BBC considers that Option 1 has the capacity to provide 440 dwellings and to achieve the housing 

allocation density would have to be increased across the sites.  

However, as set out in the preceding paragraphs Site 597 is considered to have the capacity for 139 

dwellings and Site 74 is considered to have the capacity for 2 dwellings. On this basis, Option 1 has 

the capacity to provide 376 dwellings and to achieve the housing allocation density would have to be 

increased on Sites 71 and 73.  
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2.1.3 Option 2 identified by BBC 

The second of the two options identified by BBC for the accommodation of the housing allocation at 

Clapham consists of one large site located at the north eastern end of the village see Figure 1.4. Site 

75 is currently an open agricultural field which is located to the northeast of Clapham, in its call for 

sites submission the site area is given as 87.5 Ha (with a capacity of 900 dwellings), however in their 

additional information the emerging concept is presented with a reduced site area of 33 Ha. 

Figure 1.4 – Map of Option 1 (BBC Consultation Paper 2017) 

 

Table 3.3 - Summary of Option 1 (BBC Consultation Paper 2017 

Site 

number 
Address 

Estimated 

capacity 
Comments 

Clapham – Option 2 East Clapham 

75 
Land north 

of Clapham 
500 Only part of this site would be required to meet the strategy figure. 

Summary 500 

As the option only requires a single site it should be easier to 

secure the delivery of necessary infrastructure. The location of 

the site is likely to increase traffic through the village centre 

but is closer to existing facilities. 
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2.1.4 Comparison of Option 1 and Option 2 

BBC has undertaken a thorough assessment of the sites that make up Option 1 and Option 2. The 

Development Strategy and Site Selection Methodology technical paper
6
 published in 2017 gives an 

outline of the site selection methodology. The findings of the site assessment for Option 1 and Option 

2 are presented as a comparison below. 

 

 Both options are adjacent to a nature reserve and Option 1 is also adjacent to a Roadside Nature 

Reserve. 

 Both options are located within Flood Zone 1 with a low probability of flooding. 

 Both options adjoin the settlement boundary of Clapham. 

 Both sites are considered suitable, deliverable and viable. 

 Option 2 is best and most versatile agricultural land and Option 1 is a combination of agricultural 

land, brownfield land and scrubby land. 

 Neither site is at risk of land contamination. 

 Option 2 is not within a groundwater Source Protection Zone (SPZ). Part of Option 1 (to the west 

of Milton Road) may be in a SPZ but the development would not impact it. 

 Both sites are the same distance from the nearest GP surgery, existing primary school and food 

store.  

 Both sites have good access to bus stops which connect to large employers. 

 Option 2 has a larger site area than Option 1. 

 Both options would provide a new primary school, the primary school provided by Option 1 is 

likely to be to the western side of Milton Road at the west end of the village. The primary school 

provided by Option 2 has been shown by the developer centrally within the site, behind the 

dwellings fronting Highbury Grove. 

 The listed buildings within Clapham are located at the south eastern end of the village. Option 2 

is more likely to have an impact on the setting of these buildings; however, appropriate design 

could mitigate impact. Option 1 is not located close to any heritage assets. 

 Both options would have impacts for nature conservation but the impacts could be appropriately 

mitigated. 

 BBC considers that Option 1 would have less of an impact on the landscape than Option 2. 

 A bridleway and public footpath cross Option 2 but neither are present within Option 1. 

 The Highways Authority has been consulted and do not object to either option subject to the 

provision of appropriate highways improvements. 

 

 

 

 

 

                                                                                                           
6
 Available at: 

http://edrms.bedford.gov.uk/OpenDocument.aspx?id=nbwrNwD2HFSTWd5x6cgI8Q%3d%3d&name=Site%20Assessments%2
0and%20Potential%20Options%20for%20Allocation%20introduction.pdf  

http://edrms.bedford.gov.uk/OpenDocument.aspx?id=nbwrNwD2HFSTWd5x6cgI8Q%3d%3d&name=Site%20Assessments%20and%20Potential%20Options%20for%20Allocation%20introduction.pdf
http://edrms.bedford.gov.uk/OpenDocument.aspx?id=nbwrNwD2HFSTWd5x6cgI8Q%3d%3d&name=Site%20Assessments%20and%20Potential%20Options%20for%20Allocation%20introduction.pdf
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2.2 Further comparisons 

2.2.1 Access 

As part of the SHELAA process the views of the Highways Authority were sought for each site being 

assessed; the Highways Authority has not objected to any of the sites included within either option 

and this is the starting point of our consideration. The Highways Authority has highlighted measures 

that would need to be implemented should either site come forward for development; however, these 

measures would be controlled through planning conditions or legal agreements as appropriate. 

Option 1 comprises four individual sites; three of which would take access from Milton Road requiring 

three new accesses (two serving site 598 to the east of Milton Road); see Figure 1.5 below. An 

indicative plan for site 71 also shows a proposed new primary school located to the west of Milton 

Road (also Figure 1.5). Whilst the Highways Authority has not raised any objection to the sites being 

developed in isolation it is not known whether they have considered the impacts cumulatively should 

the sites be brought forwards as one option. There could be conflict between all of the accesses as 

well as with the school.   

Option 2 would take access from two points: one from Green Lane and the other from The Slade, off 

Highbury Grove; the Highways Authority has not raised objection to the site as shown. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1.5 – Part of Option 1 showing accesses onto Milton Road  

(Source: Adapted from the additional information submitted by the sites by AECOM to show the access points on 

to Milton Road) 
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2.2.2 Traffic 

As highlighted previously the views of the Highways Authority were sought for each site being 

assessed; the Highways Authority has not objected to any of the sites included within either option 

and this is the starting point of our consideration. Measures have been highlighted that would need to 

be implemented should each site come forwards for development; however, these measures would 

be controlled through planning conditions or legal agreements as appropriate.  

The sites that form Option 1 are located at the north western end of the village, near to the A6 bypass. 

BBC has concluded that the sites locations and proximity to the A6 should minimise traffic through the 

village. However, anecdotal evidence suggests that the future occupiers of the dwellings, should this 

site be allocated and brought forwards, are likely to drive south down Milton Road and along the High 

Street to get to Bedford, adding pressure to the existing road network. The impacts of the additional 

vehicle movements are likely to be compounded by the location of a potential new primary school. 

The site that forms Option 2 is located to the north east of Clapham and would be accessed from 

Green Lane and The Slade via Highbury Grove. BBC has concluded that the site is likely to increase 

traffic through the village centre. Anecdotal evidence suggests that this site would add pressure to the 

High Street, but the impact would be lessened given the shorter distance out of the village (in a 

southern direction) compared to sites in Option 1.  

The additional information submitted alongside Option 2 shows measures that could be implemented 

to manage the traffic passing along the High Street as well as an option to improve parking. This 

should be acknowledged but given limited weight until further technical work has been undertaken 

and the Highways Authority has endorsed the measures and secured their implementation. 

Both Options will increase the vehicular movements within the village; it is recommended that the 

views of the Highways Authority are obtained, particularly in relation to the cumulative impacts of 

Option 1 as a whole rather than as individual sites, to inform the site allocations decision. 

2.2.3 Primary School 

Based on recent analysis, in Bedford borough, each additional 500 dwellings will generate the need 

for an additional form of school entry (i.e. 30 pupils in each year). Clapham has been allocated 500 

dwellings and therefore an additional form of school entry at primary level is required. There is no 

capacity at the existing school site (Ursula Taylor Church of England Primary School) for expansion. 

The Council requires 1 form entry school sites to be a minimum of 2ha to enable future expansion. 

A recent survey indicated that residents in the southeast of the village would prefer a separate school, 

whereas the residents in the northwest of the village would prefer a school next to the existing. There 

is also anecdotal evidence that a single primary school would be preferable in the village and that the 

existing primary school would be willing to expand.  

Option 1 proposes a new primary school to the west of Milton Road, independent from the Ursula 

Taylor Church of England Primary School. It is not clear whether the illustrative primary school would 

be of a size that meets the current standards.  According to the plans submitted by the site promoter 

for Option 2 a new primary school would be located backing on to the dwellings fronting Highbury 

Grove. The existing primary school shares a boundary with Option 2 and therefore there is an 

opportunity, though a dialogue would need to be opened, to explore whether the existing primary 

school could be expanded into Option 2 to provide the additional form of entry. This would also need 

to be discussed with the Education Authority. 

2.2.4 Drainage 

Paragraph 103 of the NPPF sets out that when determining planning applications, local planning 

authorities should ensure flood risk is not increased elsewhere. The sites contained within both 

options are within Flood Zone 1 as defined by the Environment Agency’s Flood map for planning
7
. 

Flood Zone 1 has a low probability of flooding, defined as land having a less than 1 in 1,000 annual 

probability of river or sea flooding. 

                                                                                                           
7
 Available at: https://flood-map-for-planning.service.gov.uk/  

https://flood-map-for-planning.service.gov.uk/
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Both options would be required to demonstrate that they would not increase the risk of flooding off site 

at planning application stage. At this stage there is no technical information available to provide a 

further assessment. 

2.2.5 Density  

Clapham has been allocated 500 homes. On the basis of the information submitted Option 1 would 

provide 376 dwellings, 124 short of the allocated amount. BBC has stated that if Option 1 were to be 

pursued then the density of the developments would need to be increased. It has already been 

discussed that the capacity of Sites 597 and 74 could not be increased and it would therefore fall to 

Sites 71 and 73 to meet the shortfall; based on a very crude calculation the density of these sites 

would need to be increased to over 40 dwellings per hectare to meet the shortfall of Option 1. 

Option 2 can achieve the housing allocation a density of 22 dwellings per hectare. 

A potential alternative to increasing the density of some of the Option 1 sites would be to allocate 

some of the sites at the south western end of the village (Sites 77, 78 and/or 598).  

2.2.6 Landscape Impact 

BBC’s “Landscape Sensitivity Study”
8
 technical document interprets the results of the Landscape 

Character Assessment undertaken in 2014 for each group 1 and 2 settlement within the borough. 

Clapham is a group 1 settlement; the village falls predominately within the Oakley Great Ouse 

Limestone Valley landscape character area with the Hinwick Wooded Wolds landscape character 

area to the east of the village. 

 

Figure 1.6 – Extract of BBC’s Landscape Sensitivity Study 

                                                                                                           
8
 Available at: 

http://edrms.bedford.gov.uk/OpenDocument.aspx?id=iOVDJ1HjHCYhRTxO5trMjg%3d%3d&name=LCA%20Landscape%20Se
nsitivity%20Study%20with%20cover.pdf  

http://edrms.bedford.gov.uk/OpenDocument.aspx?id=iOVDJ1HjHCYhRTxO5trMjg%3d%3d&name=LCA%20Landscape%20Sensitivity%20Study%20with%20cover.pdf
http://edrms.bedford.gov.uk/OpenDocument.aspx?id=iOVDJ1HjHCYhRTxO5trMjg%3d%3d&name=LCA%20Landscape%20Sensitivity%20Study%20with%20cover.pdf
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Having undertaken site visits it is acknowledged that the development of either site will have impacts 

on the landscape. 

The Oakley Great Ouse Limestone Valley landscape character area is a wide, open, shallow valley 

founded on Oolitic Limestone, with Alluvium along the course of the river and Valley Gravel on the 

level valley floor. The Landscape Sensitivity Study suggests that in this landscape character area 

development should avoid linear extension of the village along local roads and preserve an open 

setting and views to Church of St Thomas of Canterbury’s tower. The first of these development 

guidelines does not weigh in favour of Option 1, and the second does not weigh in favour of Option 2. 

The Hinwick Wooded Wolds landscape character area is an elevated plateau founded on solid 

geology of Oolitic Limestone with drift geology of Boulder Clay and some Glacial Gravel with a rolling, 

gently sloping landform cut by tributaries of the River Great Ouse forming subtle valleys. The 

Landscape Sensitivity Study suggests that in this landscape character area development should 

retain the historic character of the limestone village - encouraging any new development to be 

sensitive in its design and avoid large scale vertical features disrupting views and conserve the largely 

unsettled slopes above the Great Ouse Valley that form a rural backdrop to this lower lying, more 

settled landscape.  

Both options included areas of unsettled slopes; Figure 1.6 reveals the steep gradient of Site 597 and 

a much gentler slope at the southern corner of Site 75 where Option 2 is concentrated. Given the 

topography of the site (illustrated in Figure 1.6 and 1.7), the site area and the number of dwellings that 

the site needs to accommodate there is little flexibility in terms of layout to respond to the landscape 

and as such the sites development may result in a prominent impact on the landscape in this part of 

Clapham. Conversely, whilst Site 75 is currently an open agricultural field, its larger site area and 

topography present opportunities for the future the scheme to respond to the undulations and mitigate 

potential harm through sensitive design. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1.7 – Site photo of Site 597 taken from Clapham Burial Ground looking southwest. 
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Figure 1.8 – Site photo of Site 75 taken from The Baulk looking south, tower of St Thomas 

Becket church visible in the background. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1.9 – Site photo of Site 75 taken from The Baulk looking south, village of Clapham 

visible in the background. 
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2.2.7 Deliverability  

Option 1 is made up of four sites with different land owners, and Site 597 in its own right has a 

complex ownership arrangement with around 15 land owners. To secure the delivery of the necessary 

infrastructure the cooperation of all of the land owners will be required; to date the landowners have 

signed a ‘letter of intent’. This complex land ownership arrangement may impact the overall 

deliverability of this option, particularly if the parties are not working together to deliver the necessary 

infrastructure. All of the sites included in Option 1 have been assessed as viable by BBC; however, it 

is not known whether, at this stage, the viability of the sites making up Option 1 have been tested as a 

whole. The landowners should demonstrate how they will work together to deliver the scheme and all 

required infrastructure. 

Option 2 is made up of a single site, owned by one landowner; therefore, it should be easier to secure 

the delivery of necessary infrastructure.  

Viability assessments of both options, but particularly of Option 1 in its entirety, would be useful pieces 

of technical evidence to inform the Neighbourhood Plan site allocations and it would be worth liaising 

with BBC to see whether there is any more information available. 
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3. Conclusions 

Site selection and allocation is one of the most contentious aspects of planning, raising strong 

feelings amongst local people, landowners, builders and businesses. It is important that any selection 

process carried out is transparent, fair, robust and defensible and that the same criteria and thought 

process is applied to each potential site. Equally important is the way in which the work is recorded 

and communicated to interested parties so the approach is transparent and defensible. 

The preferred growth strategy included within the emerging Local Plan seeks to direct development to 

a new settlement, then to brownfield sites within the urban centres, then to sustainable urban 

extensions of Bedford and Kempston and then proportionate growth has been allocated to the Group 

1 Villages – Key Service Centres and lesser growth to smaller villages. Through this strategy 

Clapham, a Group 1 Village, has been allocated 500 dwellings over the plan period (2015-2035).  

Following ‘call for sites’ exercises 17 sites were assessed by BBC through the SHELAA and 13 were 

considered suitable, available and achievable. From these results two options were developed by the 

Borough Council and presented to CPC to achieve the 500 houses allocated to the village. 

The Parish Council has asked AECOM to undertake an independent and objective comparison of the 

two options suggested and explore any other alternatives to ensure that key aspects of the 

Neighbourhood Plan will be robust and defensible. 

It is clear from the work that BBC and AECOM have done that neither option are free from constraints. 

However, Option 1 is considered to present a higher risk option with a larger number of issues that 

need to be resolved. Main issues that need resolving in relation to Option 1 include: 

 the need for a greater understanding of how the four accesses (three new) on to Milton Road and 

the relationship with the proposed new school would work (in consultation with the Highways 

Authority);  

 the need to understand the impact of the Option on the landscape setting of the site and village 

particularly given that Site 597 is elevated, exposed and would be of quite a high density;  

 how the Option will actually be able to deliver the housing allocation for Clapham given the 

shortfall of over 100 dwellings; and  

 an understanding of how the site would be delivered as well as delivering all of the required 

infrastructure given the complex land ownership arrangements.  

Option 1 would also result in a separate school at the western end of the village and it is not clear 

whether the size of the primary school shown would satisfy current requirements; particularly given 

the need to increase density to meet the allocation. Furthermore, on the basis of the submitted 

masterplans available at the time of writing, each of the individual sites do not appear to have 

complementary layouts and would therefore be likely to be read as separate developments rather 

than as a whole cohesive scheme. One of the biggest risks to this Option is the complex 

landownership arrangement which may impact delivery and viability and there is little current evidence 

to demonstrate how the various landowners will work together and also little evidence that the option 

has been considered in its entirety rather than as individual sites (particularly with reference to 

highways implications). To alleviate some of these concerns the developers for Option 1 could provide 

a delivery plan demonstrating how the option will be delivered. 

Conversely, 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, providing a school with the opportunity to expand the existing primary school 

(subject to further consultation and negotiation) and offering a potential new village hall. 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. 
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3.1 Next Steps 

As part of the site selection process, it is recommended that the Neighbourhood Planning Group 

discusses site viability with BBC. Viability appraisals for individual sites may already exist and there 

may also be viability assessments for the Option 1 and Option 2.  In addition, any landowner or 

developer promoting a site for development should be contacted to request evidence of viability and it 

is really important to see evidence of the viability of Option 1 in its entirety.  

It is also suggested that clarification is sought on the work that has been done to date on the sites 

contributing to Option 1 to establish whether Option 1 has been tested as one. 

Following this, it is suggested that the Neighbourhood Plan group use all the information available, 

and community consultation (which should exclude any parties with landownership interests) to select 

the preferred option to make up the housing requirement for Clapham for the emerging Local Plan 

period.  

It appears that there are three options available to the Neighbourhood Plan group: 

 Allocate Option 1 but require a higher density to achieve 500 dwellings; 

 Allocate Option 1 at the same density as submitted and also allocate a combination of the sites 

at the south eastern end of the town to achieve 500 dwellings; or 

 Allocate Option 2 which will achieve 500 dwellings. 

It is advised that the group would need to demonstrate evidence to support proposing other 

combinations of sites that diverge from the two options presented by BBC. 

 

The site selection process should be based on the following:  

 The findings of this assessment; 

 Discussions with BBC including infrastructure requirements; and 

 Local criteria that can be applied to differentiate between the suitable sites, in particular the 

extent to which the sites support the vision and objectives for the Neighbourhood Plan.  
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