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with generally accepted consultancy principles, the budget for fees and the terms of reference agreed between 
AECOM and the Client. Any information provided by third parties and referred to herein has not been checked or 
verified by AECOM, unless otherwise expressly stated in the document. No third party may rely upon this 
document without the prior and express written agreement of 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 June to August 2018 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. 
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1. Introduction 

This report presents a summary of the history and character of Clapham, which lies within the Borough of 
Bedford. It has been prepared by consultants at AECOM on behalf of Locality, working closely with Clapham 
Parish Council and is based on a detailed appraisal of the area carried out through desk study and fieldwork. 

Landscape is a broad, collective term that encompasses natural, rural, urban and peri-urban areas. It is defined 
by the European Landscape Convention as “…. an area, as perceived by people, whose character is the result of 
the action and interaction of natural and/or human factors.” Landscape character assessment is used to describe 
and articulate what is special and distinctive about a particular place. The principles of landscape character 
assessment apply to all types of landscape, including urban townscape. It is used to identify recognisable 
patterns of elements or characteristics that make one place different from another. This report is focussed on the 
character of the urban townscape and its rural landscape context.  

The information generated through the process of characterisation can be used as evidence to support the 
planning and design process. This approach is supported by the National Planning Policy Framework (NPPF), 
which states that neighbourhood plans should develop robust and comprehensive policies based on an 
understanding and evaluation of its defining characteristics Ministry of Housing Communities and Local 
Government (MHCLG,NPPF 2018). In doing so, policies can ensure that development responds to local 
character and history, and reflects the identity of local surroundings and materials, while not preventing or 
discouraging appropriate innovation. 

 

Contains OS data © Crown copyright and database right (2018)  

Figure 1  Location and context 
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2. Approach 

The approach of this study follows well-established character assessment techniques. The detailed desk study 
and fieldwork carried out to inform this assessment underpins the classification and description of character 
areas and broadly follows the process set out in the “Approach to Landscape Character Assessment” (Natural 
England, 2014).This approach has been tailored to meet the specific needs of the neighbourhood planning 
process and draws on further best practice guidance including: 

• Townscape Character Assessment, TIN 05/17 (Landscape Institute, 2017); 

• Historic Environment: Good Practice in Planning Note 3 (Historic England, 2017); 

• Shaping Neighbourhoods: Character and Context (Great London Assembly 2014); 

• Character and identity Townscape and heritage appraisals in housing market renewal areas (Historic 
England and CABE 2008); and Understanding Place Historic Area Assessments: Principles and Practice 
(Historic England 2010); 

• Understanding Place Historic Area Assessments: Principles and Practice (Historic England 2010); and 

• Using Historic Landscape Characterisation (Historic England 2004). 

3. Context 

This section of the report describes the location and context of the parish of Clapham and summarises current 
planning policies which are relevant to the study.  

3.1 Location 

Clapham is located approximately 6.5 km (4 miles) north of Bedford town centre as shown on Figure 1. The 
Parish extends to approximately 8 km2 and it is bordered in the south by River Great Ouse. The village of 
Clapham lies towards the southern end of the parish. The village is surrounded by fields and woodlands, which 
create a buffer between Bedford (6.5 km west) and the built-up settlement of Clapham. Bromham (10 km) and 
Oakley (2 km) lie south and west of Clapham respectively with the A6 forming a gap between the settlements. 
Milton Ernest (4km) and Thurleigh (9km) both lie north separated by a large area of the rural part of Clapham. 
The population at the 2011 census was 4,560.  
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Figure 2  Street Plan 

3.2 Planning Policy Context 

3.2.1 National Planning Policy 

National Planning Policy Framework (NPPF), 2018 

The NPPF sets out that a key objective of the planning system is “to contribute to the achievement of sustainable 
development”, which will be achieved through three overarching objectives including “an environmental objective- 
to contribute to protecting and enhancing our natural, built and historic environment…” (Ministry of Housing, 
Communities and Local Government, 2018).  

Part 12, Achieving well-designed places, states that “Design policies should be developed with local communities 
so they reflect local aspirations, and are grounded in an understanding and evaluation of each area’s defining 
characteristics.  Neighbourhood plans can play an important role in identifying the special qualities of each area 
and explaining how this should be reflected in development”.  Part 12 goes on to state: “policy and decisions 
should ensure that developments… are visually attractive… (and) are sympathetic to local character and history, 
including the surrounding built environment and landscape setting, while not preventing or discouraging 
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appropriate innovation or change (such as increased densities).  An understanding of history and heritage is 
therefore important in developing neighbourhood plans to explain how this should inform future development.   

Part 16, Conserving and enhancing the historic environment, states that “Plans should set out a positive strategy 
for the conservation and enjoyment of the historic environment… (taking) into account: …the desirability of new 
development making a positive contribution to local character and distinctiveness; and opportunities to draw on 
the contribution made by the historic environment to the character of place”. 

Planning Practice Guidance,  

Planning Practice Guidance was reviewed, catalogued and published on the internet by the government in 2014 
(MHCLG, 2014). The section on design includes guidance on promoting landscape character (Paragraph: 
007Reference ID: 26-007-20140306). It states that “development should seek to promote character in townscape 
and landscape by responding to and reinforcing locally distinctive patterns of development” and that the 
“successful integration of new development with their surrounding context is an important design objective”. 

 

Clapham Methodist Church, High Street 

3.2.2 Local Planning Policy  

Core Strategy and Rural Issues Plan, Bedford Borough Council Development Plan Document, April 2008 

The Core Strategy and Rural Issues Plan is part of the Bedford Development Framework and is the adopted plan 
for Bedford Borough Council. It aims to positively manage growth and promote the sustainability of the borough 
covering a plan period up until 2021. The most relevant policies to this heritage and character assessment are 
stated below in brief: 

Policy CP3 states that the locations for growth will be within the urban area boundary and within the defined limits 
of Growth Area key service centres. Clapham is not identified as a Growth Area key service centre. 

Policy CP7 states that new developments will be expected to provide a mix of dwelling size and type to meet 
identified housing needs of the community.  

Policy CP15 states that rural key service centres are Bromham, Clapham, Great Barford, Harrold, Sharnbrook, 
and Wilstead.  

Policy CP16 states that the Rural Policy Area of the borough will provide for a net increase of 1,300 dwellings in 
the period 2001-2021. 
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Policy CP17 states that development should contribute positively to the character of the village and maintain 
landscape character. 

Policy CP21 states that all new development should be of the highest design quality in terms of both architecture 
and landscape and should fully consider the context and opportunities to enhance the character and quality of an 
area and local distinctiveness.  

Policy CP22 states that existing green infrastructure of both local and strategic importance will be protected from 
development and where appropriate, development will provide green infrastructure in accordance with adopted 
local standards. 

Policy CP23 states that development will be required to protect and enhance the borough’s heritage and cultural 
assets, including its landscape, in order to underpin sense of place, cultural identity and promote quality of life.  

Policy CP24 states that the landscape and character of the borough will be conserved and where appropriate 
enhanced.  

Bedford Borough Local Plan, 2002 (saved policies) 

This document sets out policies relating to sustainable development, design quality and development principles. 
Some of the policies of the Local Plan adopted in October 2002 were saved. The most relevant policies to this 
heritage and character assessment are:  

Policy NE4 states that existing trees and hedges will be protected and retained in new development proposals. 
Structural planting and growing conditions will be secured. 

Policy NE6 states that existing woodlands and ancient woodlands will be protected and retained in new 
development proposals. Creation of new woodlands especially on ridges and hills will be encouraged.  

Policy NE12 states that development proposals should make early provision for adequate and appropriate 
landscaping in accordance with the Borough’s Landscaping Design Guide. 

Policy NE18 states that development proposals having adverse impact on character of villages, loss of open 
spaces adjacent or between buildings and loss of wildlife habitat will not be permitted. 

Policy NE20 states that new developments should contribute to landscape and environment to improve the 
character and appearance of the borough where appropriate and necessary. 

Policy BE3 sets out rules of incorporating the necessary uses and infrastructure to enable self-sustaining 
communities in new major developments. 

Policy BE19 sets out rules for alteration, extension or demolition applications relating to Listed Buildings.  

Policy BE20 states that the change of use of a listed building will be permitted if it will not affect the character or 
appearance of the building. 

Policy BE21 states that setting of listed building should be preserved or enhanced by appropriate control over the 
design of new development in their vicinity and where appropriate preservation of trees and landscape features. 

Policy BE28 states that applications for new agricultural buildings will be approved if the building will respect 
principles set out in the Farm Building Design Guide. 

Policy BE27 states that conversion of agricultural buildings of historic interest or architectural character and 
quality will be permitted if they correspond with materials of the building in its setting and maintain its existing 
character. 

Policy PE29 states that new development should be designed to the highest standards and respond to good 
design principles set in guidance or other appropriate documents. 

Policy BE35 sets out rules for new residential development relating to local distinctiveness of scale, density, 
height, landscape and layout. 

Policy BE37 states that new development with little or no relation to the character of the surrounding will be 
rejected. 



 
  

  
  

 

 
Prepared for:  Locality   
 

AECOM 
11 

 

Local Plan 2035, Emerging Planning Policy 

Bedford Borough Council is preparing a local plan to extend the period of planned development until 2035. 
Representations on the new local plan were invited in early 2018. The new local plan is intended to be submitted 
in autumn 2018. Until this new local plan is adopted the Core Strategy as stated above is of material 
consideration and forms the main policy document for future development in Bedford. 

3.2.3 Historical Development  

The history of the village of Clapham is extensive with the earliest evidence for human activity in Clapham dating 
from the Stone Age with the finding of Palaeolithic hand axes, Mesolithic stone flakes and a Bronze Age 
hammerhead.   

The name, Clapham, is interpreted from the Middle Danish word of ‘klop’ that translates to stub or stump and 
ham translates to homestead. The place name of Clapham has changed over time from Cloppham in the 9th 
century, Clopeham in the 10th century, Clappame in the 16th century and Clopham in the 17th century. 

The Manor of Clapham can be traced as early as the 10th century, even before the Domesday Book of 1086. The 
Domesday survey recorded a total population of around 150 residents indicating that Clapham was a large 
settlement for the time. The Manor of Clapham was subsequently split into two, the Manor of Clapham 
Greenacres alias Fitzjeffrys and the Manor of Oclee-cum-Clapham alias Clapham Bayeux alias Vauxes. The 
latter was located on the borders of Oakley and Clapham. William, 3rd Baron Vaux divided the manor, separating 
the Oakley part from the part in Clapham and sold the Clapham portion to Thomas Rowe in 1564, uniting the 
Clapham portion of this manor with the Manor of Greenacres. 

In the 17th century, Thomas Taylor was lord of the Manor of Clapham. In 1862 when most of the estates were sold 
to James Howard, Liberal MP for Bedford and son of the founder of the Howard engineering business operating 
from Britannia Iron and Steel works in Kempston Road, Bedford. The manor was still standing in 1812 and in 
1847 it was mentioned as "the fast decaying remains of the ancient grange" (The Manor of Clapham Greenacres 
alias FitzJeffry, Bedfordshire Archives). The manor in Clapham was located to the west of the Church of St 
Thomas of Canterbury (Grade I, NHLE 1114251), on the northern part of the site of the existing Ursula Taylor 
Primary School. The medieval village was set around the manor. 

The Clapham Park Farmhouse (Grade II, NHLE 1114249) survives from the post-medieval times in the village 
and was originally part of Clapham Park Estate. In the 13th century, Clapham Park was two-fifths of the Manor of 
Greenacres. It comprised 26 acres of land, 6 acres of meadow, two fishponds and “one ancient park of 32 acres” 

(Clapham Park, Bedfordshire Archives). In 1708, Clapham Park comprised one hundred acres and was part of 
the manor of Clapham.  

During the 18th century, any horse-drawn coaches passing though the village had to pay tolls to the toll-gate, now 
known as Woodlands Cottage, which stands just off Green lane, to the north of The Ford. A nearby coaching inn, 
the Horse and Jockey (now the Horse and Groom, Grade II, NHLE 1311129) was offering accommodation to the 
coachmen and passengers.  

The 19th century history of the village is illustrated by the surviving buildings and terraces on the High Street and 
The Warren, concentrated around the medieval core of the settlement. The Warren is now occupied by cottages 
however it was formerly walled in as a rabbit warren by the lord of the manor. 
Following the First World War, in the 1930s, development started on the western side of the village, to the west of 
The Warren, including the Close and Highbury Grove.  The new residential development had a suburban style 
with spacious rear gardens and small front gardens. The buildings were mainly one or two storeys with pitched or 
hipped roofs and casement windows. 

Additional residential development took place following the Second World War and continues until today, mostly 
to the west and north-west of the village. 

Historic Timeline 
 
986: The site of Clapham Manor House is recorded in documentary sources from 986 onwards. 

11th century and 12th century: The Church of St Thomas of Canterbury (Grade I, NHLE 1114251) was 
constructed. The tower, to the west of the church is considered to have Anglo-Saxon origins while the top storey, 
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including the belfry openings and the chancel arch, are attributed to Normans (following the Norman Conquest in 
1066).   

13th century: In the late 13th century, the nave arcades were added to the Church of St Thomas of Canterbury. 

1545: Clapham became a separate parish in the Stodden Hundred. 

Late 16th or early 17th century: Clapham Park Farmhouse (Park Farm, Grade II, NHLE 1114249) was 
constructed in the late 16th or early 17th century.  

1724: The Ursula Taylor Charity was founded in 1724 by Dame Ursula Taylor, the wife of Sir Thomas Taylor of 
Clapham Manor. 

Early 19th century: Woodlands Manor House was built as a private house in the early 19th century. In 1901, the 
house was rebuilt, and further alterations took place in 1908. 

1801: The population is recorded as being 157. 

1813: The Fox and Hounds Public House is constructed as two cottages and licensed as a public house in 1846. 

1861-62: The main part of St. Thomas Becket Church was rebuilt by Sir Gilbert Scott. A third bay was added to 
the nave and the chancel was rebuilt. 

1872: Clapham Park House (Grade II, NHLE 1114250) was built by John Usher of Bedford, for James Howard 
M.P. for Bedford who was also the co-founder of Britannia Ironworks in Kempston Road, Bedford. Howard 
acquired ‘a large part of the Clapham estates in 1862’ (Clapham Park, Bedfordshire Archives) from the Earl of 
Ashburnha. Subsequently, Howard established there “a model farm and farmed the land under new and scientific 
methods” (Clapham Park, Bedfordshire Archives), that became Clapham Park Farm. The farm is now referred to 
as Park Farm. 

In addition, Clapham Parochial School opened in 1872, partially financed by the Ursula Taylor Charity. However, 
in the 1960’s, the late 19th century buildings were considered inadequate. They were eventually replaced with the 
existing buildings, south of the parish church, while the school was also renamed Ursula Taylor Voluntary 
Controlled County Primary School. 

1876: The Methodist Chapel, on the southern side of the High Street, was built.  

1880: Clapham Social Club established. 

1901: The population of Clapham is recorded as being 788. 

1916: Farmer at Clapham Park farm was fined £10 for not extinguishing a haystack fire during the German air 
raids. The Defence of the Realm Act meant that all lights had to be extinguished by night fall. 

1934: Clapham was brought into the Borough of Bedford. 

1939-45: Twinwoods Airfield opened in 1941, on the site of Twinwood Farm. By April 1942, the airfield comprised 
three concrete runways and a number of temporary buildings. From July 1944, the Band of the Allied 
Expeditionary Forces, led by the famous bandleader Glenn Miller, used Twinwoods on their way to and out of 
Bedford where they were based. Glenn Miller was a passenger on the mystery flight to Paris that departed from 
the airfield on 15th December 1944 and then disappeared. The airfield site is now home to the Twinwood Arena 
which plays host to various music festivals and events, celebrating the history of the airfield. 

1930’s: New residential development took place in the village, especially to the west of the medieval centre, 
including development at The Close and Highbury Grove. 

1951: The population of Clapham is recorded as being 2,203. The steep rise of the population shows the rapid 
expansion of the village following the Second World War. 

1970: The Clapham Village Hall, to the south of the King George V playing field, off the High Street, was built. 

1971: Clapham Preschool was established however, the existing buildings that accommodate the school date 
from 2011. 

1973: Woodlands Manor was converted into a hotel. 
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1990s: Clapham Park Farm barns were converted to residential dwellings. 

2001: The Clapham War Memorial was established on Bedford Road. 

2002: The RAF Twinwood Control Tower was restored in 2002 and converted into a museum to commemorate 
the famous bandleader Glenn Miller. The A6 Paula Radcliffe Way was opened in 2002 taking traffic out of the 
village. 

2011: The population of Clapham is recorded as being 4,560. 

Late 20th – early 21st century: Development alongside Milton Road to the north-west was undertaken in the late 
20th or in the early 20th century. The construction of road schemes such as A6 to the south and west of the village 
was also carried out at that time.  

3.2.4 Environmental Designations 

The study area contains three ancient woodlands, Oakley Little Wood, Twin Wood and Clapham Park Wood 
located to the north and east of Clapham. These are the only designations identified within the boundary of 
Clapham. 

3.2.5 Existing Landscape Character Assessment  

Existing character assessments have been reviewed to provide some context to this more detailed assessment. 
The study area falls within National Character Area (NCA) 88: Bedfordshire and Cambridgeshire Claylands, as 
defined by Natural England (Natural England, 2014). This NCA is broad but provides some context to the 
character of the study area. The key characteristics of this area which are of particular relevance to this 
assessment are: 

• Variable, scattered woodland cover comprising smaller plantations, secondary woodland, poplar trees and 
pollarded willow along river valleys and clusters of ancient woodland; 

• Diversity of building materials including brick, render and thatch; 

• Underlying geology of Jurassic and Cretaceous clays overlain by more recent Quaternary glacial deposits of 
chalky boulder clay (till) and sand and gravel river terrace deposits within the river valleys. Lime-rich, loamy 
and clayey soils with impeded drainage predominate, with better-drained soils in the river valleys; 

• Predominantly open, arable landscape of planned and regular fields with often species-poor hedgerows; 

• Major transport routes including the A6; 

• Settlements cluster around major road and rail corridors, with smaller towns, villages and linear settlements 
widely dispersed throughout, giving a more rural feel. Small villages are usually nucleated around a church 
or village green; and 

• The River Great Ouse and its tributaries meander slowly across the landscape. 

The Bedford Borough Landscape Character Assessment (2014) provides guidance at the local scale and defines 
three Landscape Character Areas (LCA) which cover the area of Clapham. These comprise Renhold Clay 
Farmland (1E), Hinwick Wooded Wolds (2A) and Oakley – Great Ouse Limestone Valleys (3B). The settlement of 
Clapham largely; lies within Oakley – Great Ouse Limestone Valleys LCA. The key characteristics of each LCA 
which are of particular relevance to this assessment are: 

1E Renhold Clay Farmland LCA: 

• Open lowland, subtly varied with gently undulating valleys contrasting with exposed plateaux; 

• A rural peaceful area with some urbanising influences; 

• Dominated by arable farmland with some scattered woodlands; 

• Hedgerow trees are prominent in the level landscape, many of them mature, including remnant trees within 
fields; 

• Scattered woods give variety to the distant views, and include some ancient woodlands of high biodiversity 
interest; 

• Dispersed settlement, low but even in density, consists mainly of scattered farmsteads and villages; 
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• Second World War airfield at Twinwoods is a feature of the higher plateau; 

• Consistent network of footpaths, bridleways and green lanes; 

• Views are generally distant over the subtly undulating open farmland; and 

The network of brooks and minor watercourses add local character and are often lined with mature willow or 
poplar.  

2A Hinwick Wooded Wolds LCA: 

• Rolling, gently sloping landform cut by tributaries of the River Ouse forming subtle valleys; 

• A land use characterised predominantly by arable farming with some pasture; 

• Rural roads cross the area and connect the settlements, but large sections of the landscape are accessible 
only by tracks and footpaths; 

• Network of footpaths and bridleways form an important recreational route crossing the landscape; 

• Small to medium scale landscape with an enclosed, peaceful character. Enclosure consists of thick 
hedgerows and frequent hedgerows trees of oak and sycamore; and 

An elevated plateau founded on solid geology of Oolitic Limestone with drift geology. 

3B Oakley – Great Ouse Limestone Valleys LCA: 

• The River Great Ouse meanders through the valley in wide loops lined by wetland vegetation including 
poplar and willow; 

• A landscape of mixed land-use or arable farmland on the higher ground and pasture (grazed by sheep and 
cattle) on the valley floor; 

• Medium scale geometric fields are enclosed by hedgerows with some hedgerow trees although in some 
areas the hedgerows have been replaced by fences; and 

• Settlement takes the form of large villages mainly to the south of the area often with a core of older 
buildings and considerable modern development at their margins. 
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Figure 3 Bedford Borough Landscape Character Assessment areas 

 

4. Character Assessment 

Key Characteristics 

Natural England defines key characteristics as “those combinations of elements which help to give an area its 
distinctive sense of place” that would result in significant consequences for the current character if they were 
changed or lost. As a result, they form important evidence to support the development of planning and 
management policies and a reference point against which to monitor change. The key characteristics of Clapham 
are as follows: 

• A landscape of scattered ancient woodlands and a mixed land-use of arable farmland on the higher ground 
and pasture on the lower ground; 

• Gently undulating hills cut by a series of watercourses in the centre of the study area contrast with an 
exposed plateau in the northern part of the study area; 



 
  

  
  

 

 
Prepared for:  Locality   
 

AECOM 
16 

 

• Open landscape forms a rural gap emphasising the transition between Bedford and Clapham. Creating a 
sense of departure from Bedford and arrival at Clapham. This characteristic of the landscape allows 
Clapham to retain its identity as a separate settlement from Bedford; 

• Rural roads that cross the area connect settlements, but large sections of the landscape are accessible only 
by tracks and public rights of way such as footpaths and bridleways; 

• The settlement is situated on low lying land but even in density and runs parallel to the River Great Ouse 
with scattered farmsteads to the north and east of the village; 

• A limited variety of historic buildings, mostly along the High Street which extends through the village; 

• There are few phases of modern development which reflects the expansion of Clapham over the last 50 
years; 

• Most buildings are two storeys in height and are semi-detached or detached. They are constructed mostly in 
red brick and render with slate or concrete tiled pitched roofs; 

• RAF Twinwood occupies a large area of the plateau north east of the Clapham. It is a disused airfield which 
now has its own museum and is a cultural reference to the history of Clapham; 

• Extensive allotments in the centre of the village dating back to the 1920’s are evidence of the sense of 
community at Clapham; and 

• The listed Church of St. Thomas of Canterbury and The Methodist Church are distinctive landmarks in the 
village.

 

The corner of Green Lane and High Street contributes to Clapham’s verdant character 

4.1 Natural Factors 

4.1.1 Geology and Soils 

The underlying geology of an area is often largely hidden from view but has a strong influence on its character, 
having been shaped over by natural processes including erosion and sedimentation over millions of years. These 
processes help to define the landform, soils, vegetation, drainage and building materials which are common in an 
area. 

Three distinct bands of bedrock underlie the study area, orientated broadly south-east to north-east (British 
Geological Survey, 2018). They comprise: 
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• Great Oolite Group – Limestone and Argillaecous Rocks, Interbedded. This sedimentary bedrock was 
formed approximately 164 to 170 million years ago in the Jurassic Period when the local environment was 
dominated by shallow seas; 

• Kellaways Formation – Sandstone, Siltstone and Mudstone sedimentary Bedrock formed approximately 164 
to 166 million years ago in the Jurassic Period when the local environment was dominated by shallow seas; 
and 

• Peterborough Member – Mudstone sedimentary bedrock formed approximately 164 to 166 million years ago 
in the Jurassic Period when the local environment was dominated by shallow seas. 

The underlying bedrock strongly influences the pattern of soils within the study area (Soilscape, 2018). The 
majority of the village lies in Soilscape 6 with the outer fringes being within Soilscape 5. In total, there are three 
main types of soil, comprising: 

• Soilscape 5: Freely draining lime-rich loamy soils 

• Soilscape 6: Freely draining slightly acid loamy soils 

• Soilscape 9: Lime-rich loamy and clayey soils with impeded drainage  

4.1.2 Topography and Hydrology 

The topography of the study area has a strong influence on the character and setting of the village of Clapham 
(See Figure 4). There are high points of 85m Above Ordnance Datum (AOD) to the north-east of the village 
meeting a small plateau and at the location of RAF Twinwoods with low points of 35m AOD to the south of the 
village and south of the River Great Ouse. Clapham itself sits in a flood plain of relatively flat land between 45 
and 35m AOD with views from the very north-eastern village edge up to Twinwood. There is also a small area of 
higher ground in the south-eastern part of the study area up to Helen’s Wood on the edge of Bedford with high 
points of 63m AOD.  

The main watercourse flowing through the parish is the River Great Ouse with the surrounding land having a 1 in 
100 or greater annual probability of flooding. Within the study area the river flows west-east and a series of 
watercourses from the centre of the study area flow south forming valleys which define gently undulating hills in 
the landscape to the north of the village. The plateau is central to the study area and the land falls away to the 
north where further watercourses flow east carving valleys into the hill side. 

 

Undulating hills with panoramic views to Clapham village, The Baulk Public Right of Way 
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Figure 4 Topography and hydrology 

 

4.2 Cultural Factors 

4.2.1 Land use and land cover 

The dominant land use is agriculture with a mix of arable and pastoral farmland, which extends to the northern 
and eastern edges of the parish and forms the gap between Clapham and the neighbouring settlement of 
Bedford along Clapham Road. Large scale arable fields bound by hedgerows and trees are common. There are 
also some paddocks scattered through the landscape. Farming feels like a part of the village as pasture extends 
up to its edge particularly around the primary school, St Thomas Becket church and domesticated gardens. The 
main two woodlands are Twin Wood and Clapham Park wood which are both accessed by public rights of way. 
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Other land uses within the rural landscape are mostly recreational and include Bedford and County Golf Club, 
and Tinsleys Riding School.  

Land use within the village is mostly residential; interspersed with occasional other uses such as places of 
worship, retail units and car dealerships. There are three public houses, a primary school, a pre-school and post 
office along High Street as well as a parade of shops and businesses with flats above. These businesses include 
a coffee shop, takeaway, pharmacy, hairdressers and in addition, there is a small supermarket opposite the 
parade. These elements combine to form a key focus of activity within the village accompanied by a bus stop and 
parish council notice board.  

 

Parade of shops and businesses, bus stop and parish council notice board, High Street 
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Large area of existing allotments which are located central to Clapham High Street 

4.2.2 Movement and Connectivity 

Clapham can be accessed at several points off the A6 into the village. The primary route into the village from 
Bedford town centre is along Clapham Road. A welcome sign, boundary stone, traditional thatched cottage and 
clear views of St Thomas Becket church contribute to the sense of arrival at this entrance point to Clapham. The 
village can also be accessed from the north on Milton Road, which by contrast has a series of gated houses set 
back on either side of the road providing little sense of arrival.  

 

Gateway into the village south from Bedford Road 
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The main route through the village is Milton Road which becomes the High Street and then Bedford Road. Traffic 
flow and parking within the village is an issue especially along High Street because of the narrow road and 
parked cars on either side. The central parade of shops and businesses provide car parking spaces however, this 
causes the area to become very congested at peak times. There are no designated cycle lanes within the village 
but National Cycle Network route number 5 from Bedford passes through Clapham and out to Oakley. 

 

Parking at the parade of shops and businesses 

Roads through the rural landscape are often single-track and are lightly trafficked as they lead only to isolated 
farms, private residential estates and other rural businesses. These roads are often private with restricted 
vehicular access. Many public rights of way including footpaths and bridleways cross these fields and can only be 
accessed from the village where parking is permitted. Public rights of way footpaths and bridleways link a number 
of woodlands and create connections with neighbouring villages of Oakley, Milton Ernest and into Bedford.  

 

Public right of way bridleway sign 
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4.2.3 Urban structure and built form 

Settlement within Clapham is mostly focused within the village with the exception of scattered farmsteads within 
the wider rural landscape. The structure of the historic core of the village along High Street is linear with later 
residential estates diluting this pattern and spreading either side of the High Street into the neighbouring rural 
landscape. The rural landscape between Bedford and the village creates a distinct gap which enhances the 
gateway upon entering Clapham. 

There are few historic buildings along the High Street. Instead the majority of buildings are of modern 
architectural styles with a wide range of plot sizes. Houses which back onto the River Great Ouse nearer Milton 
Road have long and narrow rear gardens. Buildings at either end of the High Street leading onto Bedford Road in 
the south, and Milton Road in the north have larger plots and are often set back with driveways and small front 
gardens. This contrasts to the centre of the village near the village hall where buildings are positioned nearer to 
the rear of the pavement, giving an increased sense of enclosure to the street. Along the High Street there is a 
mixture of housing types, mainly terraced and semi-detached houses, creating a varied streetscape. Buildings 
such as the Horse and Groom pub and Methodist Church act as important way markers along the street.  

Typical houses are of red brick construction and contain ground floor bay windows. Slate pitched roofs are often 
steep and contain at least one chimney with a small number of pots. The windows are symmetrical with a front 
door centrally located within the façade of the building. First floor windows contain lintels in a contrasting colour 
or material with a more subtle window sill beneath. Some older buildings include original dormer windows 
whereas modern buildings include retrofitted dormer windows not always consistent with the style of the building. 

 

Horse and Groom pub, white rendered façade and clay tiled roof, High Street 
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19th Century red brick and slate roofed house with ground floor bay windows, High Street 

 

Terraced house steeply pitched slate roof with original dormer windows, High Street 

A number of housing estates were built in the post-war period through to the late 20th century. These estates 
were largely developed on farmland located to the rear of properties lining the High Street. Houses are 
predominantly two storey semi-detached or detached with some terraces, bungalows and flats. Brick is the 
common building material, in a range of colours, occasionally with painted render, tiled or wooden cladding with a 
pitched concrete tiled roof. Most houses have a shallow brick wall or fence protecting the front garden and 
driveway. There is evidence of extensions and alterations to building frontages which predominantly includes 
retro fitted porches. This range of architectural styles and densities creates a diverse urban fabric. The houses 
are well maintained and often have well-tended front gardens. 
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Post war housing estate, Highbury Grove 

The modern housing development west of the parish called ‘The Glebe’ is laid out with houses of national styles 
common of volume house buildings. Houses are generally at a higher density than in the rest of Clapham 
creating a more enclosed feel and some houses that are 2.5 stories in height have dormer windows, not reflective 
of the scale and form of historic development in the village.  
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Contains OS data © Crown copyright and database right (2018)  

Figure 5 Urban Structure 

 

4.2.4 Heritage Assets 

4.2.4.1 Listed Buildings 

Bedford Borough Council has prepared information and guidance on listed buildings which can be found on the 
Council’s website:  

https://www.bedford.gov.uk/environment_and_planning/planning_town_and_country/historic_environment/historic
_areas_and_buildings.aspx  

Inset B Inset A 

A. 

B. 

Fox 
Close, 
The 
Glebe 

https://www.bedford.gov.uk/environment_and_planning/planning_town_and_country/historic_environment/historic_areas_and_buildings.aspx
https://www.bedford.gov.uk/environment_and_planning/planning_town_and_country/historic_environment/historic_areas_and_buildings.aspx
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There are six designated heritage assets within the neighbourhood plan area. These comprise six listed 
buildings, five of which are of special interest and listed Grade II, while one is of exceptional interest and listed 
Grade I. The Grade I listed building is the Church of St Thomas of Canterbury (Grade I, NHLE 1114251) with 
Saxon and Norman elements, it was restored and altered in the 19th century by Sir Gilbert Scott. Views of the 
square tower of the church can be experienced within the village and in addition to its picturesque value; it 
illustrates the early history of the settlement and the importance of the church building.  

Three of the Grade II listed buildings are associated with Clapham Park and are located to the north-east of the 
village. These include the Clapham Park House (Grade II, NHLE 1114250) and Lodge to Clapham Park (Grade II, 
NHLE 1311159). The House is two storeys constructed in Gothic style while the Lodge is the best preserved of a 
number of lodges of Clapham Park located on the junction of Carriage Drive with Hawk Drive. Both buildings 
were built in 1872 by John Usher and are constructed of dark red brick with stone dressings. 

Clapham Park Farmhouse (Grade II, NHLE 1114249) is a timber framed house that dates from the late 16th or 
17th century with later alterations. The farmhouse is located to the east of Clapham Park House and originally 
formed part of the same estate. To the south-east of the farmhouse are located a series of barns, constructed of 
brick, arranged around a courtyard. The farms were converted into residential properties in the 1990s.  

There is one listed building located on the High Street of the village, the Horse and Groom Public House (Grade 
II, NHLE 1311129). This is a two-storey, 17th century, timber framed public house with 20th century alterations. 
The public house has a pebbledash rendered appearance with a stone outbuilding attached to it, to the west and 
is a prominent feature within the village and the street scene.  

Woodlands Lodge (Grade II, NHLE 1311152) is an early 19th century cottage associated with Woodlands Manor, 
located to the south-east of it. The lodge was constructed in the picturesque style, popular at the time of the 
construction of the building. It is of whitewashed roughcast appearance and has a thatched roof. It is one of the 
first buildings that someone sees when they enter the village from the south. The view of the Lodge from the 
easternmost entrance of the village is complemented by the view of the tower of the Church of St Thomas of 
Canterbury in the background providing an insight into the different layers of history of the village. 

4.2.4.2 Locally Listed Buildings 

A locally listed building is a building, structure or designed space which is deemed to be of local architectural or 
historic interest and is included on a list drawn up by the local planning authority. It is a local designation that 
provides no additional planning controls and is separate from national listing which is undertaken by Historic 
England. Locally listed buildings are often also referred to as non-designated heritage assets. 

Bedford Borough Council has not adopted a formal list of locally listed buildings and any non-designated heritage 
assets are only identified during the planning process. 

Article 4 directions applied to individual properties could be an appropriate measure to restrict permitted 
development rights and prevent incremental change which may negatively impact upon the character and 
appearance of the area. More information can be found at: https://historicengland.org.uk/advice/hpg/historic-
environment/article4directions/. 

The Clapham Neighbourhood Plan Group has suggested the following buildings and structures which are 
important to the cultural or community life of the village. These buildings and structures were identified following 
consultation in 2015 that invited all the households in the village to participate. 

• Woodlands Manor, Green Lane: The Woodlands Manor (now a hotel) was built in the early 19th 
century as a private house. However, the manor was rebuilt in the early 20th century (The date of the 
building, 190, and the name of the Fitzpatrick family are displayed over the main entrance). It is 
constructed of yellow brick with stone dressings and has a clay-tiled roof. It comprises two storeys and 
is set within spacious grounds off Green Lane. 

• Clapham War Memorial, Bedford Road – The memorial comprises a granite cross surmounting a 
plinth which sits on a stone base. The cross is decorated with a sword embossed in gold leaf. The 
memorial is located on a prominent location visible to everyone who enters the village from the east. 
The memorial cross has commemorative value. 

• Stone walls around Lower School and along High Street – Low stone walls with coping stones are a 
feature of the street scene, especially around Ursula Taylor Church of England School and the opposite 
side of the High Street. These walls are mainly situated within the historic core of the village and 
contribute to the historic appearance of this part of the settlement. 

https://historicengland.org.uk/advice/hpg/historic-environment/article4directions/
https://historicengland.org.uk/advice/hpg/historic-environment/article4directions/
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• Parish Boundary marker stone, Bedford Road  
• Methodist Church and front wall, High Street – The Methodist Chapel in Clapham was built in 1876. 

The chapel is constructed of coursed buff coloured rubble with limestone ashlar dressings with a slate 
roof with crested ridge tiles and has lancet windows. The chapel is set back from the High Street, behind 
a low stone wall. The chapel has some historic and architectural interest while it also has communal 
value. 

• 27A High Street – a former Blacksmiths workshop constructed probably in the 19th century. The building 
is one storey with an attic with a gable elevation facing onto the High Street. 

• Memorial plaques on the entrance gates to the King George Playing Field and Village Hall on Clapham 
High Street, comprise a War Memorial to the dead of the First and Second World Wars. There are two 
stone plaques attached on the brick piers. The plaques list the 22 men who died in the First World War 
and the 12 men who died in the Second World War. 

• Airfield buildings at Twinwoods Airfield – The contribution of the village to the Second World War is 
illustrated by a series of buildings that survive in the RAF Twinwood Farm, a former RAF station that 
was located to the north of the village. Many of the original buildings survive including the original 
aircraft control tower. The control tower has been restored and converted to a museum, called the Glenn 
Miller Museum and contains exhibitions about Glenn Miller, RAF Twinwood Farm, and the Second World 
War.  

• Former Second World War Prisoner Of War (POW) Camp Buildings, The Baulk – A series of 
buildings from the former POW Camp.  

• The Ford, Bedford Road – a historic crossing point across the River Great Ouse, covered in concrete. 
The Ford is about 3 to 4 feet deep and is located off Bedford Road, to the south of Green Lane.  

The following buildings, although not of particular historic interest, have been identified by the Clapham 
Neighbourhood Group as important buildings in the village, mainly due to their community value. These are: 

• Village Hall/Football Club/Changing Rooms/Scout Hut; 
• Clapham Pre-School; and 
• Ursula Taylor Primary School. 

Additional buildings have also been identified by AECOM that are considered to be of local interest and contribute 
positively to the character and appearance of the area. These are: 

• Woodlands Cottage, Green Lane – Woodlands Cottage is located on the corner of Bedford Road and 
Green Lane. It dates from the 18th century and has been extended and altered in the 20th century. The 
cottage is one storey with attics, constructed of stone at ground floor and has colourwashed brick and timber 
framing at attic level. The roof is laid with clay tiles with vertical tile hanging that creates a diamond pattern. 
There is a modern extension to the rear of the building. The building has historic and architectural interest 
and has group value when viewed with Woodlands Manor and the listed building of Woodlands Lodge. 

• 29 and 31 High Street – A pair of 18th century timber framed pair of houses. The pair was re-fronted in red 
brick in the 19th century and has a similar appearance with a series of 19th century properties on the High 
Street. It is one storey with attics and has three box dormers on the roof.  

• A series of 19th century houses and terraces on the High Street. These are two storeys, constructed of 
brick, most of them with replacement casement windows. They include nos. 45-49, 51-57 High Street, 68-72, 
74 and 133-157 High Street.  

• The Star Public House, 42 High Street, Clapham – The public house was constructed before 1850. It is 
two storeys with a gable elevation to its eastern end. The main elevation of the building facing onto High 
Street is roughcast render while the gable elevation is exposed brick. However, in the assessment that was 
carried out as part of the Rating and Valuation Act 1925, the building was described as constructed of stone 
with a thatched roof. The building has a prominent appearance within the street scene while it has historic 
interest and community value. 

• No. 1 The Warren is a stone cottage that was built in 1856 with later additions. The cottage is two storeys 
with Welsh slate roof with crested ridge tiles. 

• A series of additional buildings on The Warren. These comprise pairs of 19th century cottages and 
terraces, constructed of brick, some of them with roughcast render. They are two storeys, most of them with 
casement windows and tiled roofs. They include nos. 16-22, 26-28 and 30-32 The Warren.  

• Twinwoods Health Resource Centre – Building to the north of the entrance. The hospital was built 
between 1901 and 1926. It was an isolation hospital, designed to care for patients with infectious diseases. 
Clapham hospital closed in 1991 and now is the Twinwoods Health Resource Centre. 
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Contains OS data © Crown copyright and database right (2018) 

Figure 3  Listed buildings 

4.2.5 Green space and public realm 

Green space within the village and the agricultural fields which surround it contribute strongly to Clapham’s 
verdant character. The key areas of public green space are clustered in a central location and include; King 
George’s Playing Field, a play area adjacent to the Village Hall, 6.5ha allotments and public green space next to 
the River Great Ouse off the High Street. Other types of community green space within the village include St 
Thomas Becket church cemetery and burial ground at the top of Milton Road.  

Clapham playing fields and play area provide the single largest contribution to public green space. The large 
allotments adjacent to the playing fields are an integral part of the village helping to provide an important sense of 
community and green space. There are substantially more trees and vegetation on the edge of the village and 
along the river than in the village, apart from the boundaries of the playing fields and allotments.  

Inset A 
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Play area and football pitches 

 

Public green space next to River Great Ouse 

The modern Glebe development has isolated areas of incidental green space dispersed through the 
development. Useable green space borders houses rather than being fully integrated amongst them. There are 
many bollards and timber knee rails lining large areas of hard surfacing and pavements in order to prevent on 
street parking. The public realm in the village is generally limited to pavements lining the streets. Very 
occasionally larger areas have been created, such as the patch of amenity grass on the corner of Green Lane 
and the High Street with a distinctive mature lime tree and wooden bench.  

There are few front gardens along the High Street and few grass verges between the road and pavement. 
However, leaving the village north onto Milton Road, houses are set further back. There are more patches of 
amenity grass amongst residential housing estates, especially Fetlock Close and Highbury Grove which have 
some of the most residential amenity space. Along High Street, street trees are rare and most of the streets 
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greenery is provided by Ursula Taylor Primary School, the Methodist Church and occasional housing front garden 
hedging and planting. Private gardens are the largest contributor to the provision of street planting.  

There are a number of Tree Preservation Orders in place, including for a group of Oak’s on the land off Green 
Lane and to the north of Church view (TPO no. 2012/15).  

 

Amenity grass amongst housing estate, Highbury Grove 



 
  

  
  

 

 
Prepared for:  Locality   
 

AECOM 
31 

 

  

Figure 7 Green space 

 

4.2.6 Views 

Views in the urban areas of Clapham are fairly discrete, limited to gaps between houses and along roads with 
few street trees. Views nearer the High Street are more limited due to the density of buildings and their layout, 
which prevents views out to the rural landscape of the north. 

The tower of St Thomas Becket Church located at the southern end of the village is a distinct local landmark and 
is visible from many locations in the surrounding landscape, including the hillside and at Twinwood Road from the 



 
  

  
  

 

 
Prepared for:  Locality   
 

AECOM 
32 

 

bridleway. Views down to the village are common from the hills where Twinwood is located. Views are also 
possible from Twinwood Road and The Baulk looking south towards Clapham. The public rights of way which 
traverse the rural northern parts of the parish provide uninterrupted, open views across the parish. 

 

Views down to the village south from public right of way, The Baulk 

4.2.7 Cultural Associations 

American big-band trombonist Glenn Miller (1904-1944) performed a concert for soldiers in 1944 on the site of 
the historic RAF Twinwood airfield, a training base during the Second World War. Later that year he boarded an 
aircraft from Twinwood airfield and was never seen again. As well as Twinwood Aviation Museum, there is now a 
Glenn Miller museum in a refurbished control tower and a vintage music and dance festival is held in his memory 
every year on the site. 

5. Managing Change 

The character of Clapham described above is the result of a range of interactions between natural and human 
processes. This evolution is supported by the section on historical development, which describes how the 
structure and character of the area have changed over time. Together this provides a baseline against which 
change can be monitored and managed.  

The evolution of the landscape will continue and therefore the management of change is essential to ensure that 
sustainable social, environmental and economic outcomes are achieved. This section, therefore, considers 
various factors which may influence change and inform the policies set out in the Clapham Neighbourhood Plan.  

5.1 Positive aspects of character 

There are a number of positive aspects of character which should be sustained, reinforced or enhanced. These 
relate to the strong landscape framework which surrounds and provides the setting of the village. 

• Open rural setting surrounding the village and rural gap between Bedford and Clapham; 

• Ancient woodlands across the area are key features and an integral part of the historic landscape 
character of the area; 
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• Contrast between enclosed views in the village by the River Great Ouse and panoramic viewpoints on 
the tops of the surrounding hills; 

• Village surrounded by arable and pastoral farming and historic farmsteads; 

• Enclosure provided by hedgerows and mature trees in field boundaries enhances the rural character of 
the landscape; 

• The allotments help to create a sense of community and the football fields provide quality public open 
space; 

• Views of the tower of St Thomas Becket church, which is an important landmark within the village and 
wider landscape;  

• Recreational opportunities including; network of footpaths, fishing, allotments, Clapham Colts Football 
Club, Tinsleys Riding School, Bedford and County Golf Club; 

• Historic buildings and terraces dating from the 19th century on the High Street and The Warren; 

• Low stone walls along the High Street, in the historic core of the village contribute to the historic 
appearance of this part of the village; 

• Most of the buildings along The Warren are built on the edge of the street, creating a sense of 
enclosure. The loose plan form of the surrounding suburban areas reinforces the strong sense of place 
within this street in the historic core of the village; 

• Historic public houses that remain in use, such as the Horse and Groom, the Star and Fox and Hounds; 
and 

• 1930’s residential development that has retained its spacious rear gardens and small gardens to the 
front. 

5.2 Issues to be addressed 

The following issues have been identified which could be addressed through new development or active 
management. These are principally related to the provision of public realm and green infrastructure and 
architectural detailing of new developments. 

• Quality public realm is limited and lacking from modern developments; 

• The use of bollards and paving of open spaces in new developments which could have been given over 
to green space;  

• High level of traffic on A6 and along High Street reduces tranquillity in the village; 

• Access to the countryside from the village is generally poor, mostly private roads, and therefore can only 
be accessed by public rights of way;  

• Lack of short term parking within the village centre; 

• Perceived disconnect with the River Great Ouse, particularly through lack of recreational areas;  

• Car dealerships along High Street dominate the street scene and the high proportion of takeaways 
which are generally shut in the day result in an uninviting streetscape;  

• Generic housing styles and a lack of local architectural detailing are common in the building design in 
modern housing development. This lack of contribution to the distinctiveness of Clapham dilutes its 
identity; 

• Boundary treatments are not consistent and do not reflect the village character of the area. High timber 
fences are unsympathetic and are not in keeping with the character of the area; 

• The proliferation of low quality modern materials on historic buildings, such as uPVC windows and 
doors, detract from the historic character and appearance of buildings, for example19th century houses 
on the High Street; and 
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• Unsympathetic alterations or additions to historic buildings. 

5.3 Sensitivity to change 

There are also some elements which are particularly sensitive to change. These mostly relate to the rural 
characteristics of the surrounding landscape. 

• Views of St Thomas Becket church within the village and the wider countryside; 

• Panoramic and sweeping views from high points in the landscape particularly along The Baulk, 
Twinwood footpath and Twinwood Road; 

• Open and rural landscapes surrounding the village create separation from other settlements, such as 
Bedford, which prevent coalesces;  

• Areas of ancient woodland and mature hedgerows and trees across the parish;  

• Tranquillity within the rural landscape away from busy roads and village centre;  

• Network of public rights of way that keep the countryside open to recreational access; and 

• The preservation and enhancement of the special interest of the area, including setting of statutory listed 
buildings.  

5.4 Character Management Principles 

Despite the area’s close proximity to the town of Bedford, it has retained a strong rural character and retains its 
attractive setting of sparsely settled countryside. Sweeping panoramic views, a network of public rights of way 
amongst mixed-use farmland and ancient woodland create an interesting and varied landscape. However, 
without protection given through planning policy, unsympathetic development which makes little reference to the 
local vernacular, loss of open countryside and heritage assets have the potential to erode the key characteristics 
of the area, resulting in a cumulative impact on landscape character. 

In order to address the issues highlighted above, principles for managing change in this area should focus on 
sustaining and enhancing those aspects which emphasise the rural setting of the parish and reinforce a sense of 
place through its built, landscape and natural assets. The following principles should be considered when 
defining policies with respect to heritage and character:  

• Development within the rural landscape, beyond the limits of existing settlement to the east and on the rural 
approach into the village should be limited to maintain the separate identify of Clapham from the larger 
settlement of Bedford;  

• New development should be responsive to the village characteristics of Clapham and its context, in 
particular, building lines and position within plots, building materials, height, scale, massing, boundary 
treatments and attention to architectural detailing; 

• New development should incorporate more street trees, trees within gardens and more evenly dispersed 
public green space rather than being concentrated or simply surrounding development;  

• Proposals for new developments should maximise green space and should avoid substantial areas of 
paving for parking that create a car-dominated streetscape; 

• New development should not inhibit and, wherever possible, enhance access to the countryside;  

• Areas of accessible and usable open spaces located throughout a development for benefit of the local 
community; 

• Promote the use of street trees to increase biodiversity and soften street scene, reducing the dominance of 
the built form; 

• Improve green infrastructure by linking existing green spaces to proposed green space should be 
encouraged in proposals for new development; 

• Maintain openness of hillside farmland and protect panoramic views; 

• The day time economy should be promoted by encouraging active uses, such as shops; 
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• Proposals to alter existing buildings should demonstrate a detailed understanding of the history and design 
qualities of the buildings and their setting. A clear rationale for how this is taken account of in the design of 
the alterations proposed should be provided; 

• Buildings and other features of historic or townscape interest identified in this assessment should be 
protected to reinforce the character of the historic core of the village around the churches. 

• The continuing use of the Twinwoods Airfield by the community and the airfield buildings, for community 
events, acknowledging the historic importance of the airfield; 

• Article 4 directions applied to individual properties could be an appropriate measure to restrict permitted 
development rights and prevent incremental change which may negatively impact upon the character and 
appearance of the area. More information can be found at: 
https://historicengland.org.uk/advice/hpg/historic-environment/article4directions. 

• The list of non-designated heritage assets, which have been identified within this report as positively 
contributing to the character of the neighbourhood plan area, should be considered in the production of any 
formally adopted list of non-designated heritage assets/local list. Historic England has published ‘Local 
Heritage Listing’ (HE, 2016); this should be used as a guide.  Any list of non-designated heritage assets 
must be created in conjunction with the local council. 

In addition to policy protection, this assessment has identified projects or initiatives which could be financed 
through the Community Infrastructure Levy (CIL) and Section 106 (S106) contributions, or if the project is not 
eligible for these mechanisms, through other means of funding or delivery. CIL is a tool for local authorities to levy 
contributions from developers to help deliver infrastructure projects which benefit the local community – for more 
information, see https://www.gov.uk/guidance/community-infrastructure-levy.  

Section 106 agreements are site-specific and put in place to make it possible to approve a planning application 
that might not otherwise be acceptable in planning terms – for example, the provision of new green space. It is 
recommended to seek advice from the Local Planning Authority on what types of project can be funded through 
CIL and S106. 

Projects and initiatives identified as having the potential to be brought forward by CIL, S106 or other means 
include: 

• Public rights of way should be well-maintained, and a signage strategy prepared to enhance recreational 
access to the countryside from within the village and along the River Great Ouse; and 

• Traffic calming measures and public realm improvements along the High Street to reduce speeds of 
vehicles and improve the quality and permeability of the environment for pedestrians and cyclists. 

6. Next steps and sources of further information 

This study is intended to provide evidence to support the development of policies with respect to heritage and 
character for the Clapham Neighbourhood Group Neighbourhood Plan. As such, it does not provide a 
comprehensive overview of the contribution of individual buildings, streets or spaces to the character of the area. 
It should be considered alongside other evidence gathered through the plan making process, such as detailed 
policy reviews, consultation responses and site options assessments and the evidence base of the Bedford 
Borough Council Local Plan. / Core Strategy and Rural Issues Plan (2008). 

Other work which would strengthen the evidence base and provide a basis to monitor and manage future change 
includes: 

• Develop design codes to guide the quality of new development in the area  

• A design guide to be produced to allow new development to respond positively to the local historic 
vernacular  

A wealth of further information and support is available to assist Clapham Neighbourhood Group applying the 
principles set out in this assessment. The Locality website is a useful starting point and is updated regularly. 
Current guidance which may be of interest includes: 

https://historicengland.org.uk/advice/hpg/historic-environment/article4directions
https://www.gov.uk/guidance/community-infrastructure-levy
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• Making local green space designations in your neighbourhood plan: 
https://neighbourhoodplanning.org/toolkits-and-guidance/making-local-green-space-designations-
neighbourhood-plan/   

• Good design in Neighbourhood Planning: https://neighbourhoodplanning.org/toolkits-and-guidance/good-
design-neighbourhood-planning/ 

Further technical support is also available to priority neighbourhood planning groups and forums through Locality, 
funded by MHCLG. The other packages of support currently available are: 
 
• Setting up a Neighbourhood Planning Group (in unparished areas only)  

• Housing Needs Assessment (HNA)  

• Site Options and Assessment  

• Environmental Impact Assessment (EIA)  

• Evidence Base and Policy Development  

• Strategic Environmental Assessment (SEA)  

• Masterplanning  

• Design including Design Codes  

• Habitats Regulation Assessment (HRA)  

• Plan Health Check Review 

Further information is available in the Neighbourhood Planning Grant Guidance Notes produced by Locality: 
https://neighbourhoodplanning.org/about/grant-funding/  
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Appendix A - Historic maps 

    

    

 
Clapham 1882 

 
Clapham 1924 
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Clapham 1959 
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Appendix B - Schedule of heritage assets 

    

    
 
ID LIST ENTRY NAME GRADE EASTING NORTHING LIST DATE 

1 1114251 CHURCH OF ST THOMAS OF CANTERBURY I 503401 252482.36084 13/07/1964 

2 1114250 CLAPHAM PARK HOUSE II 504666 252810.36084 27/08/1987 

3 1114249 CLAPHAM PARK FARMHOUSE II 503729.8247 252871.73005 26/09/1985 

4 1311129 HORSE AND GROOM PUBLIC HOUSE II 503322 252349.36084 27/08/1987 

5 1311152 WOODLANDS LODGE II 503653.7005 252105.69155 27/08/1987 

6 1311159 LODGE TO CLAPHAM PARK II 504360 252747.36084 27/08/1987 
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