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1. Introduction
1.1

These representations have been prepared by Turley on behalf of Taylor Wimpey UK
Ltd in respect of the Central Bedfordshire Local Plan 2015-2035 draft Plan consultation
(July 2017).

1.2

Our client has important land interests in the Local Plan area, in particular at Ampthill
(see Site Location Plan at Appendix One). As such this response focuses on issues
particularly affecting Ampthill.

1.3

Each of our responses relates to a particular policy or paragraph and this report is
structured accordingly.
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2. Response to Local Plan
Chapter 2: Key Themes
Objectively Assessed Need
2.1

The Local Plan clearly recognises the scale of growth likely to be required in the
authority area over the Plan period and the challenges and opportunities this presents.
In addition there is an acknowledgement of the relationship the authority has with the
wider area and the need to both meet the requirements of the Duty to Cooperate, and to
fully address the challenges and opportunities which the area faces.

2.2

The Local Plan has been informed by the Luton and Central Bedfordshire Initial SHMA
(May 2017) which identifies population growth of 19.5% over the plan period for Central
Bedfordshire. The Initial SHMA calculates the full Objectively Assessed need (OAN) for
housing in Central Bedfordshire to be 32,000 dwellings in Central Bedfordshire over the
period 2015 to 2035. For Luton the OAN is calculated to be 19,000 dwellings over the
Plan period.

2.3

The SHMA recognises that further iterations of the Assessment will be required during
the course of the preparation of the Local Plan. Indeed it is noted that consultation on a
standardised approach to the calculation of OAN is scheduled for September 2017 and,
st
according to correspondence from DCLG (dated 31 July 2017), any plans which have
not been submitted by March 2018 will use the new standardised methodology. The
consultation in September 2017 will however include what constitutes a reasonable
justification for deviating from the standard methodology, and this will then be made
explicit in the updates to the National Planning Policy Framework. From the Council’s
programme for the preparation of the Local Plan at section 1.5 it is clear that the Plan
will not be submitted until October 2018 at the earliest and therefore the Plan will need
to be prepared with due regard to the standardised methodology, unless reasonable
justification can be provided, in due course.

2.4

As such whilst the Initial SHMA (May 2017) is an appropriate basis for the current Local
Plan consultation to be based upon, it is important that sufficient flexibility is allowed for
to enable the strategy to evolve in parallel with the emerging evidence base on an
iterative basis. We consider the conclusions of the SHMA and the full scale of the
Council’s OAN further in respect of Policy SP1.

Duty to Cooperate and Unmet Needs
2.5

Whilst the SHMA itself covers the authority areas of Luton and Central Bedfordshire, it is
important to note that Central Bedfordshire is in fact split across four functional Housing
Market Areas (HMA). The largest number of Central Bedfordshire residents live in the
Luton functional HMA. Almost 99% of the resident population currently living in the
Luton housing market area were identified to live in either Luton Borough or Central
Bedfordshire.

2.6

The Interim SHMA apportions the joint OAN across the four HMAs as identified on the
diagram below.
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2.7

Clearly Central Bedfordshire has a strong functional relationship with Luton Borough in
particular. It is noted that Central Bedfordshire Council withdrew its draft Development
Strategy in 2015, due to the failure to comply with the duty to co-operate in respect of
Luton Borough Council and the proposed allocations to meet its needs. North
Hertfordshire has agreed to provide 2,100 dwellings to help meet Luton's housing need
by 2031. Other neighbouring authorities such as St Albans and Stevenage are severely
constrained in terms of capacity, and therefore their ability to assist in meeting Luton’s
unmet needs is limited. The Plan identifies that through Duty to Co-operate discussions,
Central Bedfordshire Council has agreed to provide for 7,350 homes within Central
Bedfordshire within the Luton HMA. We support the proposals to meet Luton Borough
Council’s unmet needs.

2.8

Central Bedfordshire is one of the most accessible areas in East of England and the
wider region given its rail and road links. Central Bedfordshire is well placed to
contribute towards meeting this unmet need, given its close relationship with Luton.

2.9

Whilst we support the commitment to assist in meeting the unmet needs of Luton
Borough, it is important that discussions continue with other neighbouring authorities in
accordance with the duty to cooperate. The majority of the neighbouring authorities to
Central Bedfordshire are also in the process of preparing new Local Plans, with these at
various stages of completion. Discussions should continue with theses authorities on
whether any unmet needs will arise from these authorities.

Growth Strategy
2.10

We welcome the acknowledgement that there is a need to provide for a range of forms
and scales of new development to meet the identified needs including growth at existing
settlements and provision for large scale new communities.
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2.11

Allocations need to be in most sustainable (in the sense of three elements of
sustainability – economic, environmental and social) and accessible locations, and
which deliver significant benefits, including community facilities and enhancements to
the environment etc.

Chapter 5: Developing the Strategy and Chapter 7: Strategic
Approach
2.12

Five growth scenarios have been tested through the Sustainability Appraisal which
supports and underpins the Local Plan. Of the five growth scenarios, scenario 1 which
proposes higher growth across all of Central Bedfordshire (the favoured scenario) is the
most appropriate. This approach is the most effective in delivering sustainable
development across the authority. It ensures that development is not all focussed in
certain locations, which can have significant infrastructure issues. It is also unlikely that
the housing market would be able to sustain such an approach.

2.13

The draft Local Plan subdivides the authority into four sub-areas. The SA supports
growth in Areas A, B and C as having ‘positive effects’ on housing delivery and
employment. Whilst the SA identifies that development within Area A will require the
release of Green Belt, it also highlights that “such constraints have also restricted the
opportunities for communities that can be associated with new development including
new housing and supporting infrastructure.” As such whilst growth in Area A has an
important role in meeting the needs of Luton Borough, it is also important in supporting
the existing settlements within the sub-area. Whilst other sub-areas in the authority,
which are not subject to Green Belt designation, have received growth recently through
speculative developments, this has not been the case in Area A. As such the
importance of allocating development within Area A is enhanced to ensure growth is
allowed to support the existing communities and meet their needs.

2.14

Within Area A the growth locations being considered include:

2.15

•

North of Luton – around 4,000 homes

•

Limited extensions to larger towns and villages within the Green Belt - around
2000 homes collectively

•

West of Luton – around 2,000 homes

•

M1 Junction 11a – around 40 hectares for employment.

We support the recognition of the need to plan for extensions to larger towns and
villages within the Green Belt. As highlighted by the SA this growth is important to
support the existing communities and to meet the emerging needs. As discussed above,
the exact quantum of development which the Plan will be required to plan for is at this
stage unknown so it is important that there is flexibility for the towns and villages to
accommodate additional development where needed and appropriate. When
considering amendments to the Green Belt boundaries, in accordance with the
requirements of the NPPF, it is important that consideration is given to the requirements
beyond the current Plan period.
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Policy SP1
2.16

The Plan seeks to deliver a minimum of approx. 43,000 (20,000 new and approx.
23,000 commitments) dwellings. In addition the Plan proposes to meet Luton’s unmet
need of 7,400 dwellings. Clearly there is therefore recognition by the Council that there
will be a significant need for new homes.

2.17

The evidence in the Luton and Central Bedfordshire Strategic Housing Market
Assessment (SHMA) (May 2017) indicates that the more cautionary approach reflected
by the upper end of the range (i.e. 54,960) is more likely to represent a minimum level of
housing which should be planned for.

2.18

When adding in Luton’s unmet needs as well, the 43,000 figure (the lower end of the
range) of housing is unlikely to meet the authority’s needs in full. Whilst the upper end
(53,000) appears to allow for a generous contingency (including 10% buffer), the
Council should be planning for this level of delivery now, for the Plan to be considered
as having been “positively prepared”.

Chapter 8: Housing Growth Locations
2.19

Chapter 8 identifies locations for growth, which will be refined to form a shortlist of
preferred site allocations in the next version of the plan. At this stage non-strategic
growth locations at the towns and villages have not been identified. It is understood that
these will form part of a future consultation on the Local Plan. We consider the suitability
of Ampthill, and specifically our client’s land interest to the east of Ampthill, to
accommodate development further in Section Three of this report.

Chapter 9: Green Belt, Coalescence and Settlements
2.20

The Central Bedfordshire Green Belt extends across approximately 40% of the Plan
area. Importantly the area covered is that which most closely relates to Luton which the
Plan area has a close functional relationship with. We support the Council’s recognition
of the need to release Green Belt. These releases are required both to meet the unmet
needs of Luton Borough which the authority has committed to meeting, but also to meet
its own needs and support its existing communities. As highlighted above, it is important
that in considering revisions to the Green Belt boundaries the Council looks beyond the
current Plan period.

2.21

The draft Local Plan is supported by a review of the Green Belt. We understand that this
review will be updated and expanded upon as required during the Local Plan
consultation process. We consider the findings of the Green Belt study in respect of our
client’s land interests at Ampthill in Section Three of this Statement.

Chapter 10: Settlement Envelopes and Settlement Hierarchy
2.22

The Council’s Settlement Hierarchy proposes a hierarchy of four tiers of settlements.
The top tier of settlements is comprised of major service centres which “provide a focus
for employment, shopping and community facilities for the local community and
surrounding rural communities.” We support the inclusion of Ampthill in this top tier of
settlements which recognises the sustainability credentials of the settlement.
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2.23

The supporting text to the policy advises that the hierarchy “helps to provide a
framework for considering the levels of new development to be directed through the
Development Management process.” Whilst we support the recognition that the higher
tiers of settlements are capable of accommodating a commensurately higher proportion
of development, we would highlight that this approach should be applied both to the
plan-making process as well as the Development Management process.

Chapter 12: Specific Housing Policies
2.24

We provide the following comments on the specific housing policies:

2.25

Policy H1 (Housing mix) –The policy should be fluid in nature so that it reflects the
most up to date evidence (as required by the NPPF). At the current point the most up to
date evidence is the Initial SHMA (2017).

2.26

Policy H4 (Affordable Housing) – A 30% affordable housing requirement would
appear to be appropriate provided it reflects the most up to date SHMA evidence.
However, the policy should be clear that the requirement is subject to viability to accord
with the NPPF.

2.27

Policy H6 (Starter Homes) – We support the policy aspiration that Starter Homes
should form part of the Affordable Housing offer, to be determined on site by site basis.

2.28

Policy T1 (Connectivity), T2 (Mitigation) and T3 (Safety & Design) – Any
development, including any proposed allocations, should demonstrate through
appropriate evidence that there is sufficient capacity on transport networks and any
impacts can be mitigated as necessary (provided that it is viable to do so). The policies
should encourage development to be steered to the areas where the least infrastructure
mitigation is necessary in the first instance. Ampthill lies within the Luton – Flitwick
growth transport corridor and benefits from its proximity to the railway station at Flitwick
as well as it good connections to the existing road network.

2.29

Policy HQ9 (Larger sites) – In order to deliver high quality sustainable development
that provides real health and wellbeing benefits, which the Plan should aspire to,
Development Briefs and Design Codes will be necessary. In particular, Design Codes
will ensure large scale development delivers more consistent outcomes across multiple
phases. Design Codes are also beneficial in expediting the reserved matters process so
that housing can be delivered quicker, whilst offering greater certainty for developers.
The proposed thresholds for when Development Briefs and Design Codes are
necessary are appropriate.
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3. Land east of Ampthill
3.1

Our client’s landholding at Ampthill comprises 33.73 hectares and presently constitutes
open agricultural fields with small pockets of woodland in the central and eastern parts
of the site. The site is located to the east of Ampthill and is bound by Ampthill Road to
the north and Abbey Lane to the south. The site lies immediately adjacent to the
development boundary of the town of Ampthill and adjacent to existing residential
development. The site currently lies wholly within the Green Belt. These representations
should be read alongside the accompanying Vision Document which sets out options as
to how the site could be developed.

3.2

The majority of the site is in arable use and is not the subject of any ecological or
biodiversity classifications, however, Flitwick Moor SSSI lies to the south of the site. The
site lies wholly within Flood Zone 1 and is therefore subject to the lowest probability of
flooding.

3.3

The emerging proposals for the site and the technical assessment which has been
undertaken to date is set out in the accompanying Vision Document to these
representations. The Vision Document clearly demonstrates how a sustainable
extension to Ampthill can be created on the site and will result in a new, more defensible
boundary to the Green Belt in this location.

3.4

Although the Council have yet to propose locations for extensions to existing towns and
villages, the evidence base has started the assessment process. We comment on the
various evidence base documents in their assessment of the suitability of Ampthill as a
location for development, and land to the east of Ampthill more specifically as an
extension to the existing settlement, below.

Initial Settlements Capacity Study
3.5

The Initial Settlements Capacity Study (May 2017) has undertaken an assessment of
the overall sustainability of settlements within Central Bedfordshire. The study
concludes that Ampthill has low capacity for accommodating additional development.
With regards to development to the east of Ampthill, the study concludes that:
“Development in the rest of the land surrounding the settlement would be subject to the
lifting of Green Belt restrictions. Development would need to be carefully sited to avoid
contributions to coalescence with Flitwick in the south and Maulden in the east.
Despite the presence of a wide range of services and facilities present in Ampthill’s town
Centre, the absence of brownfield land means that new development would be located
in locations on the edge of the settlement resulting in population living further from the
town centre, leading to increased reliance on private vehicle and worsening congestion.
Any development would need to be managed to avoid adverse impacts on the historic
core and character of the settlement, while ensuring access to services in the town
centre is improved. Development would also need to manage the impacts of increased
road traffic on the designated AQMA (Air Quality Management Area) and central area.
This means that despite the apparent wide range of services and facilities available
within Ampthill, that the potential capacity is effectively constrained.”
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3.6

Whilst the study has assessed a range of potential constraints to development at
Ampthill, it has not considered the potential for development at the settlement providing
any measures which could mitigate their own impact and potentially alleviate some of
the existing challenges faced by the settlement. Whilst as shown in the accompanying
Vision Document, a residential led development is proposed for the site, should a
specific need for other uses as part of the wider proposals be identified by the LPA or
statutory consultees, Taylor Wimpey UK Ltd would be keen to discuss these
requirements.

3.7

In addition, by increasing the quantum of development to the east of Ampthill and the
provision of a new north-south link road for bus services, this may assist in the
reorganisation of existing services to the benefit of both future and existing residents. An
increase in the patronage of bus services would also have benefits in addressing the
AQMA in the centre.

3.8

As such whilst the Council’s Capacity Study has identified a series of matters which
would require further consideration, we do not believe that these are the absolute
constraints to the capacity of the settlement to accommodate additional development
that the Study suggests. It is considered that the proposals for development represent
an important opportunity to support the existing community.

Luton HMA Growth Options Study
3.9

The Council’s Luton HMA Growth Options Study (July 2017) has assessed a series of
growth locations within the Luton HMA, including the part that falls within the
administrative area of Central Bedfordshire. Land to the east of Ampthill was one of the
32 locations that were considered in the study, following a sieving exercise to remove
sites that were situated within areas of primary constraint or could not be grouped to
form larger strategic options. The assessment concluded that the site had an overall
deliverability of medium and was subject to only 5 secondary constraints (of a total of
17). The secondary constraints identified are as follows:
•

Priority Habitat Inventory

•

Locally Identified Sensitive Landscape

•

Grade 1, 2 or 3 agricultural land

•

Surface water flooding (1:100)

•

Publically accessible open space.

3.10

We consider each of these constraints in turn below. In summary it is considered that
the matters identified do not represent in principle constraints to development and that
the matters raised can be satisfactorily addressed through the design of the proposals
as clearly demonstrated in the accompanying Vision Document.

3.11

The reference to Priority Habitat Inventory relates to the existing areas of woodland on
site. As shown on the Plan below this only relates to a small proportion of the site and
does not represent a constraint to the development of the site. The accompanying
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Vision Document clearly demonstrates how these areas of Priority Habitat can be
integrated into the proposals and enhanced through the proposed landscaping.

Figure 3.1:

magic.gov.uk

3.12

The Growth Options Study identifies the site as a Locally Identified Sensitive
Landscape. No such designation is shown on the Council’s adopted proposals maps
and no updated plans have been prepared to support the emerging Local Plan to date.
The Council have undertaken a Landscape Character Assessment which divides the
authority into 38 landscape character areas. The site falls within Woburn Greensand
Ridge (Category 6A). The Assessment does not define areas which are formed of
especially sensitive landscapes and is an evidence base document to form policy and
not policy in itself. It is unclear therefore on what basis the Council has asserted that the
site is a Locally Identified Sensitive Landscape. In any event it is considered that the
development of the site would not have a detrimental impact on landscape and would
retain and incorporate the hedgerow boundaries of the site into well planted, robust
defensible boundaries.

3.13

The Natural England Agricultural Land Classification Maps identify the site as being
comprised of a mixture of Grade 2 and Grade 3 agricultural land. This is comparable
with the majority of the agricultural land in the authority area. The Council has
recognised that as a result of its OAN, it will need to release some greenfield land for
development and this will inevitably lead to the loss of some Grade 2 and Grade 3
agricultural land given the nature of the authority area.

3.14

The site is located in flood zone 1 and is therefore subject to the lowest probability of
flooding. Whilst, as identified by the Council, there are areas at risk of surface water
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flooding within the site, these are only on parts of the site as shown on the figure below.
As more detailed proposals for the site are developed, these will be accompanied by a
more detailed drainage strategy for the site. In any event, it is considered that the
surface water flooding areas do not represent a constraint to development of the site
and can be addressed through an appropriate drainage strategy in due course.

Figure 3.2:

3.15

https://flood-warning-information.service.gov.uk/long-termflood-risk/map

Whilst existing public rights of way do cross the site, these are the only routes that are
publically accessible. The remainder of the site is privately owned agricultural land and
is not publically accessible. The existing public rights of way can be integrated into the
proposals for the site, as demonstrated in the accompanying Vision Document, and
supplemented by new routes through the proposed areas of public open space and
therefore result in an enhancement to this area. As such the existing public rights of way
are not a constraint to development.

Central Bedfordshire and Luton Green Belt Study
3.16

The Study (November 2016) has tested the performance of the Central Bedfordshire
and Luton Borough Green Belt. The site has been assessed as part of a wider land
parcel (AH1) as shown on the plan below.
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Figure 3.3:
3.17

Green Belt Assessment Area

In assessing parcel AH1, the assessment reached the following conclusions:
Council’s
Assessment

Turley Comment

Turley
Assessment

Purpose 1 –
Check the
unrestricted sprawl
of large built-up
areas

Weak / No
contribution

We agree with the Council’s
conclusion in respect of this
purpose.

Weak/No
Contribution

Purpose 2 –
Prevent
neighbouring
towns merging into
one another

Weak / No
contribution

We agree with the Council’s
conclusion in respect of this
purpose.

Weak/No
Contribution

Purpose 3 – Assist
in safeguarding
the countryside
from
encroachment

Relatively
strong
contribution

As highlighted by the Council in
table 4.3, almost all parcels
contribute to this purpose to a
greater or lesser extent. Contrary
to the Council’s assessment, it is
considered that the site has a
close relationship with the existing
settlement of Ampthill. The existing
weak boundary of the settlement
results in a clear interface between
the settlement and the surrounding
land. Development of the site will
be set within a strong landscape
framework which it is considered
will result in an enhanced edge to
the settlement and create a new,

Weak
Contribution
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stronger, more defensible edge to
the settlement.
Purpose 4 –
Preserve the
setting and special
character of
historic towns

3.18

Relatively
strong
contribution

It is recognised that Ampthill is a
historic settlement. The majority of
the listed buildings and the
Conservation Area are located in
the centre of the town extending to
the north west; as such it is not
considered that the site contributes
to the setting of these assets.
Development to the east of the
settlement would be set back from
the majority of the heritage assets
by intervening development, which
has already eroded any
relationship these assets had with
the surrounding agricultural
landscape to the east. Whilst a
listed building is located to the
north of the site, the accompanying
assessment by Cotswold
Archaeology (Appendix Two)
concludes that development within
the Site will not harm the
significance of this Listed Building,
or any other designated heritage
assets in the wider landscape.

Weak
Contribution

Given the above, we disagree with the Study’s conclusion that the site makes a
relatively strong contribution to Green Belt purposes and as such was discounted from
the Stage 2 assessment. It is however noted that the parcel, even using the Council’s
own conclusions, performs the weakest contribution against Green Belt purposes of all
the sites assessed around Ampthill and as such is considered to be the most
appropriate location for growth around the settlement.
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Site Assessment Framework (July 2017)
3.19

The site has been assessed under the Council’s Site Assessment Framework for
Housing under site reference number ALP053. Although the site lies within Maulden
Parish, it most closely relates to Ampthill and would form an extension to the latter. The
assessment confirms that the site does not conflict with national policy designations. It is
noted that the site “lies adjacent to the existing settlement of Ampthill and there are no
barriers between the site and Ampthill.” The site did not however proceed to the Stage 2
assessment as the Council considered that:
“The site lies between Ampthill and Maulden in an important gap which is designated as
Green Belt. Development of this site would cause coalescence between Maulden and
Ampthill across the Green Belt and therefore would not be acceptable.”

3.20

It is notable that the Council’s Green Belt Assessment concluded that the site served a
weak/no contribution against the Green Belt purpose of preventing neighbouring towns
merging into one another.

Conclusion
3.21

As demonstrated above and in the accompanying Vision Document, the site represents
a suitable location for a sustainable extension to Ampthill. The exact number of
dwellings to be provided will be determined at application stage, taking into account the
constraints of the site.

3.22

The development will provide a mix of housing in line with national and local policy. A
range of house types, sizes and tenures are envisaged in order to accommodate a
variety of household types.

3.23

The visually prominent slopes to the north of the site are considered unsuitable for
development, a country park has been proposed for this area. The Country Park will
comprise open areas of species rich meadow, scrub and lowland heath to provide
ecological benefits. The area will also provide opportunities for intensive and exclusive
recreation. The footpath/cycleway network will incorporate a viewing point for the public
to experience the existing panoramic views across the Vale of Bedford from the north
western corner of the site.

3.24

The development will incorporate a number of SUDs features such as swales and
attenuation basins, whose purpose is to regulate water discharge to water courses in
times of high flow.

3.25

SUDs features are to be visually incorporated within the landscape through their
shaping and design, wherever possible, rather than appearing as utilitarian engineering
structures. SUDs features provide a design opportunity by way of their structural land
form, which provides a useful framework so that the POS design and the facilities
provided can be orientated and arranged in a more visually interesting way.

3.26

Play areas will be provided for a wide age range of children and will be designed in a
form that reflects the new national government guidance. The design proposals will
embrace the new approach which involves thinking about play as extensive, located
throughout an open space rather than isolated pockets within it.

3.27

Existing vegetation will help to integrate the proposed housing into the wider landscape
context, separating it from the existing residential areas to the east of the site.

3.28

A landscape buffer along the eastern boundary, mostly retained, but also further
enhanced with new planting, will create a soft landscape edge and enhance connectivity
throughout the site.

3.29

The existing PRoW footpath which runs east-west through the centre of the site is a key
Green Infrastructure link. Additional pedestrian/green links are proposed throughout the
development to link to Abbey Lane Recreation Ground to the south.

3.30

Enhancing biodiversity is a key design objective. This will be achieved by the retention
of existing landscape features around the site peripheries and the creation of new
habitats and features suitable for a range of wildlife.

3.31

New trees and buffers planted strategically around the development will enhance the
connectivity of existing habitats across the site and within the wider landscape providing
dispersal routes for wildlife.

3.32

The green frontage to Abbey Lane will be retained and enhanced with hedgerow trees.
Landscaping measures throughout the site will create a ‘garden village’ character.

3.33

A landscape buffer along the eastern boundary will create a strong and defensible
Green Belt boundary and ensure the separation of Ampthill and Maulden.

4. Summary and Conclusion
4.1

These representations have been prepared by Turley on behalf of Taylor Wimpey UK
Ltd in respect of the Central Bedfordshire Local Plan 2015-2035 draft Plan consultation
(July 2017).

4.2

Our client has important land interests in the Local Plan area, in particular at Ampthill.
As such this response focuses on issues particularly affecting Ampthill.

4.3

Each of our responses relates to a particular policy or paragraph and this report is
structured accordingly. In summary our submission are:
•

Chapter 2: Key Themes
Objectively Assessed Need - whilst the Initial SHMA (May 2017) is an appropriate
basis for the current Local Plan consultation to be based upon, it is important that
sufficient flexibility is allowed for to enable the strategy to evolve in parallel with
the emerging evidence base on an iterative basis. This is particularly in light of the
likely implementation of the standardised OAN calculation prior to the submission
of the Local Plan.
Duty to Cooperate and Unmet Needs – We support the commitment to assist in
meeting the unmet needs of Luton Borough. It is important that discussions
continue with other neighbouring authorities in accordance with the duty to
cooperate.
Growth Strategy – We welcome the acknowledgement that there is a need to
provide for a range of forms and scales of new development to meet the identified
needs including growth at existing settlements and provision for large scale new
communities.

•

Chapter 5: Developing the Strategy and Chapter 7: Strategic Approach
We support the Council’s decision to proceed on the basis of scenario 1 which
proposes higher growth across all of Central Bedfordshire. The recognition of the
need for growth in Area A is also supported. This growth is needed to meet the
needs of Luton Borough but also to meet the needs of the sub-area and support
the existing settlements contained therein.

•

Policy SP1
The Council’s proposed housing target is considered to underestimate the OAN.
When adding in Luton’s unmet needs as well, the 43,000 figure (the lower end of
the range) of housing is unlikely to meet the authority’s needs in full. Whilst the
upper end (53,000) appears to allow for a generous contingency (including 10%
buffer), the Council should be planning for this level of delivery now, for the Plan
to be considered as having been “positively prepared”.

•

Chapter 8: Housing Growth Locations
Ampthill should be included as a growth location in the next iteration of the Plan
as a non-strategic growth location. Our client’s land interests to the east of
Ampthill are considered to be an appropriate location to accommodate this growth
and further details are provided in Section Three of the Statement and the
accompanying Vision Document.

•

Chapter 9: Green Belt, Coalescence and Settlements
We support the Council’s recognition of the need to release Green Belt.

•

Chapter 10: Settlement Envelopes and Settlement Hierarchy
We support the inclusion of Ampthill as a major service centre, the top tier of
settlements. This recognises the sustainability credentials of the settlement.

•

Detailed comments are also provided on a number of the specific housing policies
set out in Chapter 12 of the draft Local Plan.

Appendix 1: Site Location Plan
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Summary
In June 2017 Cotswold Archaeology was commissioned by Taylor Wimpey UK Ltd to
undertake a Heritage Assessment in respect of Land at Abbey Lane, Ampthill, Central
Bedfordshire. The Site is being promoted through the Local Plan process for the
development of up to 650 residential units. This assessment has considered the potential
heritage sensitivities associated with proposed development within the Site, including the
potential for archaeological remains and the setting of nearby designated heritage assets.

The assessment has identified no specific archaeological constraints to the proposed
development. There are no designated archaeological assets within the Site or its vicinity,
and no evident potential for currently unrecorded archaeological remains has been identified.
Historically, the Site formed part of the parkland associated with Ampthill House, but no
extant remains of former designed landscape features survive within the Site. There is no
specific potential for medieval or earlier archaeological remains within the Site beyond below
ground remains of furrows formed by historic cultivation practices. It is considered that any
potential archaeological sensitivities can be addressed through an appropriate programme of
archaeological works agreed with the Local Planning Authority.

An appropriate and proportionate level of settings assessment has also been undertaken, in
accordance with Historic England’s guidance (2015). This included a detailed consideration
of the setting and significance of the Grade II Listed Oaklands House, located 20m to the
north of the Site. It is anticipated that development within the Site will not harm the
significance of this Listed Building, or any other designated heritage assets in the wider
landscape.

In summary, no recorded heritage constraints to the proposed development have been
identified and the proposals appear consistent with the provisions of the National Planning
Policy Framework (2012), the Planning Act (1990) and the heritage policies of Central
Bedfordshire’s Local Development Framework.
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Figure 1. Site location plan
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1.

INTRODUCTION

1.1.

In June 2017 Cotswold Archaeology was commissioned by Taylor Wimpey UK Ltd
to undertake a Heritage Assessment in respect of land north of Abbey Lane,
Ampthill, Central Bedfordshire (hereafter referred to as ‘the Site’). The Site is
presently in use as arable land, located immediately east of urban extent of Ampthill
and defined by Abbey Lane to the south, Ampthill Road to the north, and further
agricultural land to the east (NGR: 504198, 237588).

1.2.

Taylor Wimpey are promoting the Site through the Local Plan process. The Site
extends to c.34ha and the proposals are for up to 650 residential units, hereafter
referred to as the proposed development.
Objectives and professional standards

1.3.

Cotswold Archaeology is a Registered Organisation with the Chartered Institute for
Archaeologists (CIfA). This report has been prepared in accordance with the
‘Standard and Guidance for Historic Environment Desk-Based Assessment’
published by the Chartered Institute (2014).

1.4.

The composition and development of the historic environment within the Site and
wider landscape are discussed. A determination of the significance of any heritage
assets located within the Site, and any heritage assets beyond the Site boundary
that may potentially be affected by the development proposals, is presented. Any
potential development effects upon the significance of these heritage assets (both
adverse and/or beneficial) are then described.

1.5.

This approach is consistent with the Chartered Institute’s ‘Standard and Guidance
for Heritage Desk-Based Assessment’, which provides that, insofar as they relate to
the determination of planning applications, heritage desk-based assessments
should:
‘…enable reasoned proposals and decisions to be made [as to] whether to
mitigate, offset or accept without further intervention [any identified heritage]
impact’ (CIfA 2014, 4).

1.6.

The ‘Historic Environment Good Practice Advice in Planning Note 2: DecisionTaking in the Historic Environment’ (Historic England 2014), further clarifies that a
desk-based assessment should:
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‘…determine, as far as is reasonably possible from existing records, the nature,
extent and significance of the historic environment within a specified area, and the
impact of the proposed development on the significance of the historic
environment,

or

will

identify

the

need

for

further

evaluation’

(Historic England 2014, 3).

Statute, policy and guidance context
1.7.

This assessment has been undertaken within the key statute, policy and guidance
context presented within the table overleaf (Table 1.1). The applicable provisions
contained within these statute, policy and guidance documents are referred to, and
discussed, as relevant, throughout the text. Fuller detail is provided in Appendix 1.
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Statute

Description

Ancient Monuments and Archaeological Areas Act Act of Parliament providing for the maintenance of a schedule of archaeological remains of the highest
(1979)
significance, affording them statutory protection.
Planning (Listed
Areas) Act (1990)

Buildings

and

Conservation

Act of Parliament placing a duty upon the Local Planning Authority (or, as the case may be, the Secretary of
State) to afford due consideration to the preservation of Listed buildings and their settings (under Section 66(1)),
and Conservation Areas (under Section 72(2)), in determining planning applications.

National Heritage Act 1983 (amended 2002)

One of four Acts of Parliament providing for the protection and management of the historic environment,
including the establishment of the Historic Monuments & Buildings Commission, now Historic England.

Conservation Principles (Historic England 2008)

Guidance for assessing heritage significance, with reference to contributing heritage values, in particular:
evidential (archaeological), historical (illustrative and associative), aesthetic, and communal.

National Planning Policy Framework (2012)

Provides the English government’s national planning policies and describes how these are expected to be
applied within the planning system. Heritage is subject of Chapter 12 (page 30).

Good Practice Advice in Planning: Note 2 (GPA2): Provides useful information on assessing the significance of heritage assets, using appropriate expertise,
Managing Significance in Decision-Taking in the historic environment records, recording and furthering understanding, neglect and unauthorised works,
Historic Environment (Historic England, 2015a)
marketing and design and distinctiveness.
Good Practice Advice in Planning: Note 3 (GPA3):
Provides guidance on managing change within the settings of heritage assets, including archaeological remains
The Setting of Heritage Assets (Historic England,
and historic buildings, sites, areas, and landscapes.
2015b)
Central
Bedfordshire’s
Framework (2009)

Local

Comprises the local development plan (local plan), as required to be compiled, published and maintained by the
Development local authority, consistent with the requirements of the NPPF (2012). Intended to be the primary planning policy
document against which planning proposals within that local authority jurisdiction are assessed. Where the
development plan is found to be inadequate, primacy reverts to the NPPF (2012).

Hedgerow Regulations (1997)

Table 1.1

Provides protection for ‘important’ hedgerows within the countryside, controlling their alteration and removal by
means of a system of statutory notification.

Key statute, policy and guidance
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2.

METHODOLOGY
Data collection, analysis and presentation

2.1.

This assessment has been informed by a proportionate level of information
sufficient to understand the archaeological potential of the Site, the significance of
identified heritage assets, and any potential development effects. This approach is
in accordance with the provisions of the NPPF (2012) and the guidance issued by
CIfA (2014). The data has been collected from a wide variety of sources,
summarised in the table overleaf (Table 2.1).

2.2.

Prior to obtaining data from these sources, an initial analysis was undertaken in
order to identify a relevant and proportionate study area. This analysis utilised
industry-standard GIS software, and primarily entailed the generation of a digital
terrain model (DTM) incorporating available topographic, elevation and historic
landscape data.

2.3.

On this basis a bespoke study area, centred on the Site and to include Ruxox Farm
Scheduled Monument, was considered sufficient to capture the relevant HER data,
and provide the necessary context for understanding archaeological potential and
heritage significance in respect of the Site. All of the spatial data held by the HER –
the primary historic data repository – for the land within the study area, was
requested. The records were analysed and refined in order to narrow the research
focus onto those of relevance to the present assessment. Not all HER records are
therefore referred to, discussed or illustrated further within the body of this report,
only those that are relevant.

2.4.

A Site visit was also undertaken on 21 June 2017 as part of this assessment. The
primary objectives of the Site visit were to assess the Site’s historic landscape
context, including its association with any known or potential heritage assets, and to
identify any evidence for previous truncation of the on-site stratigraphy. The Site
visit also allowed for the identification of any previously unknown heritage assets
within the Site, and assessment of their nature, condition, significance and potential
susceptibility to impact. The wider landscape was examined, as relevant, from
accessible public rights of way.
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Source

Data

National Heritage List (NHL)

Current information relating to designated heritage assets, and heritage assets considered to be ‘at risk’.

Central Bedfordshire Historic Environment
Record (HER)

Heritage sites and events records, Historic Landscape Characterisation (HLC) data, and other spatial data
supplied in digital format (shapefiles) and hardcopy.

Historic England Archives (EHA)

Additional sites and events records, supplied in digital and hardcopy formats.

Bedfordshire Archives

Historic mapping, historic documentation, and relevant published and grey literature.

Historic England’s Aerial Photograph
Research Unit

Vertical and oblique aerial photography ranging in date from the 1940s to present.

Bedfordshire Local Studies Library

Additional publications, grey literature and other materials specific to the locality.

Environment Agency (EA) website

LiDAR imagery and point cloud data, available from the Environment Agency website.

Old-Maps, National Library of Scotland &
other cartographic websites

Historic (Ordnance Survey and Tithe) mapping in digital format.

British Geological Survey (BGS) website

UK geological mapping (bedrock & superficial deposits) & borehole data.

Cranfield University’s LandIS Soil Portal

UK soil mapping.

Table 2.1

Key data sources
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Assessment of heritage significance
2.5.

The significance of known and potential heritage assets within the Site, and any
beyond the Site which may be affected by the proposed development, has been
assessed and described, in accordance with paragraph 128 of the NPPF (2012),
the guidance issued by CIfA (2014) and ‘Historic Environment Good Practice
Advice in Planning Note 2’ (Historic England 22015a). Determination of significance
has been undertaken according to the industry-standard guidance on assessing
heritage value provided within ‘Conservation Principles’ (Historic England 2008).
This approach considers heritage significance to derive from a combination of
discrete heritage values, principal amongst which are: i) evidential (archaeological)
value, ii) historic (illustrative and associative) value, iii) aesthetic value, iv)
communal value, amongst others. Further detail of this approach, including the
detailed definition of those aforementioned values, as set out, and advocated, by
Historic England, is provided in Appendix 1 of this report.
Assessment of potential development effects (benefit and harm)

2.6.

The present report identifies potential archaeological and built heritage sensitivities
associated with the proposed development, but does not provide a detailed
consideration of development effects. Once design plans have been finalised, a full
Heritage Impact Assessment will be undertaken. Both physical effects, i.e. resulting
from the direct disturbance, truncation or removal of archaeological remains, and
non-physical effects, i.e. resulting from changes to the setting of heritage assets,
will be assessed. In regards to non-physical effects or ‘settings assessment’, the
five-step assessment methodology advocated by Historic England, and set out in
GPA3 (Historic England, 2015b), will be adhered to (presented in greater detail in
Appendix 1).
Limitations of the assessment

2.7.

This assessment is principally a desk-based study and utilised secondary
information derived from a variety of sources, only some of which have been
directly examined for the purpose of this assessment. The assumption is made that
this data, as well as that derived from other secondary sources, is reasonably
accurate. The records held by the BHER and HEA are not a record of all surviving
heritage assets, but a record of the discovery of a wide range of archaeological and
historical components of the historic environment. The information held within it is
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not complete and does not preclude the subsequent discovery of further elements
of the historic environment that are, at present, unknown.
2.8.

Cartographic depictions of the Site and wider study area held by Bedfordshire
Archives and Local Studies Library and obtained online have been geo-referenced
in order to locate any historical features or impacts within the Site. While historic
maps are an invaluable source for identifying historic development, the accuracy of
geo-referencing cannot be guaranteed where maps are not produced in a
standardised way or scale.

2.9.

The Site visit was undertaken in good weather, with conditions favourable for
conducting the assessment.
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3.

ARCHAEOLOGICAL AND HISTORICAL BACKGROUND
Landscape context

3.1.

The Site comprises 34ha of land currently in use as arable land, with small pockets
of woodland in the central and eastern parts of the Site. This woodland extends to
define the northern boundary, and in part, the eastern boundary of the Site. Abbey
Lane defines the southern boundary of the Site, whilst the western boundary is
formed by property boundaries on the eastern extent of Ampthill. The Site is rather
linear in form and is comprised from four fields aligned north-south. It is
approximately 67m above Ordnance Datum (aOD) in the south, gradually climbing
to 96m in the northern extent. The nearest watercourse is a tributary of the River
Flit, passing approximately 500m to the south of the Site.

3.2.

The solid geology of the Site comprises the Woburn Sand Formation Sandstone in
the northern region, a sedimentary bedrock formed approximately 100-125 million
years ago; in the southern region of the Site, bedrock geology is formed by West
Walton and Ampthill Clay formations, sedimentary rocks formed approximately 1561612 million years ago

3.3.

The BGS records superficial geological deposits across the southern and western
parts of the Site (see Fig. 2) formed from Head deposits of clay, silt, sand and
gravel, deposits which were formed up to 3 million years ago in the Quaternary
period. This type of geology represents the accumulation of material that is the
result of down slope movements such as land slide and hill wash. The overlying
soils of the Site comprise lime-rich loamy and clayey soils with impeded drainage in
the south and freely draining slightly acid sandy soils in the north.
Borehole Depth (m below ground level)
Borehole
Borehole
1 (within Site)
2

Description

Borehole
3

Made ground and topsoil

-

0 - 0.35

0 - 0.3

Gravel and sands (loam)

0 - 0.5

0.35 - 0.5+

0.3 - 1.3

0.5+

-

1.3+

Clays (various forms)
Table 3.1

Borehole data
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Figure 2. Designated heritage assets, borehole locations, and superficial geology

3.4.

Borehole samples have been recorded within the Site and wider vicinity (Fig. 2,
Borehole 1 – 3), however, some of these are restricted and data is therefore
unobtainable. Where information is available, the boreholes extend to a depth of no
greater than 10m depth (see Table 3.1). Whilst these three boreholes record
13
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varying depths and geology, it is clear that the borehole data broadly correlates to
the available BGS data in suggesting a stratigraphy within the Site comprising of
sandy soils overlying sandstone in the north, and clayey soils overlying clay
bedrock in the south.

Figure 3. Prehistoric and Roman landscape
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Prehistoric (500,000 BC – AD 43)
3.5.

There is no recorded evidence of prehistoric activity within the extent of the Site.
However, evidence recorded in the wider vicinity certainly suggests occupation and
activity did occur within the region. Within the wider study area, prehistoric evidence
appears to be focused south of the Site, where low-lying land adjacent to the River
Flit provided fertile soils and optimal conditions for cultivation.

3.6.

The earliest recorded prehistoric evidence in the study area is recorded c.780m to
the north-west of the Site, where an assemblage of Mesolithic and Neolithic flints
have been identified (Fig. 3, 1; OA 2010). Archaeological evaluation recovered 47
items of worked flint, which indicate core reduction, tool use and discard occurred,
and therefore suggest a small flint working site.

3.7.

Approximately 920m to the south of the Site an area of Bronze Age activity has
been located (Fig. 3, 2), in close proximity to later prehistoric earthworks at Ruxox
Farm. The region of occupation is primarily based on material evidence recovered
from ploughing, including pottery and worked flint implements. The material
evidence recovered ranges in date across the prehistoric period including a base
sherd of an Early Bronze Age urn (Fig. 3, 2). Whilst Ruxox Farm itself originates
from the medieval period (Fig. 4, 4), it can be suggested the strategic position it
commands above the River Flit valley would be an ideal position for prehistoric
settlement making use of the natural scarp (which later formed part of the
surrounding moat, see below).

3.8.

Further evidence of probable prehistoric activity c.680m to the south-west of the
Site is recorded on aerial photographs, where an area of linear cropmarks has been
identified (Fig. 3, 3). The cropmarks appear to show linear features and possible
sub-circular elements. Whilst the function of the features is not certain, it is possible
these could relate to a trackway and field system, potentially associated with an as
yet unidentified nearby settlement.
Roman (AD43- AD 410)

3.9.

No evidence of Roman activity beyond stray finds of Roman coins (see Fig. 3) has
been recorded within the Site. Archaeological evidence for a Roman presence
within the wider vicinity appears to be focused south of the Site, within the region of
Ruxox Farm (Fig. 3, 5).
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3.10.

Excavations were carried out in the 1950s and 1960s c. 1km to the south of the Site
and though these were poorly documented, they recorded evidence of a settlement
spanning the Roman period. The settlement, which is considered to be extensive in
size, has been identified through archaeological investigation (Fig. 3, 5c) in addition
to material evidence recovered through cultivation (Fig. 3, 5a) and cropmarks (Fig.
3, 5b). It comprises a series of enclosures in a linear alignment, on the river terrace
perpendicular to the River Flit (Dawson 2007). Finds included a very large quantity
of pottery, both local and imported, and coins dating from the 1st to the 4th century
AD, and it has been interpreted as ’a particularly Romanised centre in the otherwise
rural landscape of mid Bedfordshire’ (Dawson 2007, 78).

3.11.

Investigation has identified a range of structures within the settlement, including
wattle and daub domestic structures, at least one substantial villa complex, a
temple and a metalworking structure. The foundation of a structure, considered to
represent the base of a bridge used for crossing the River Flit, has also been
identified. This would have provided access to the wider region and land south of
the river that would be ideal for cultivation. A cemetery was also identified, with over
30 inhumations, as well as cremations.

3.12.

The settlement is located in proximity to the suggested junction of two Roman roads
(Fig. 4, 6 and 7). The alignment of these roads is conjectural (Viatores 1964) with
very limited physical evidence to confirm the routes. Despite the lack of evidence to
confirm the route and alignment of these roads, it is very likely that the routes
converged in the vicinity of the settlement at Ruxox Farm, providing the settlement
with links to regions further afield.

3.13.

Further evidence in the wider landscape is also recorded c.480m to the north where
a Roman pottery scatter was located during a programme of fieldwalking (Fig. 4, 8).
This was recorded in conjunction with other pottery evidence of a later date and
may therefore be the result of medieval and post-medieval cultivation practices.
Early Medieval (AD410 – 1066) and Medieval (1066 – 1533)

3.14.

There is no evidence of early medieval activity in the vicinity of the Site. The nearest
settlements recorded by Domesday comprised Ampthill to the west and Maulden to
the east (Fig. 4, 9 and 10), or nine and 18 households respectively, representing
relatively small settlements. It is likely that the Site formed part of the agricultural
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hinterland of these settlements during the early medieval period, located within the
historic parish of Maulden.

Figure 4. Medieval and post-medieval landscape
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3.15.

There is no recorded evidence of medieval activity within the boundary of the Site,
beyond single findspots representing chance losses of agricultural metalwork. The
Site is located in an area of land between the medieval settlements of Ampthill and
Maulden. Both these settlements are located on areas of higher ground which
would provide far reaching views across the lower lying ground and their
surrounding agricultural hinterland. This remnant of the medieval agricultural
hinterland of Maulden has been identified through areas of ridge and furrow
cultivation recorded on historic aerial photographs c.580m to the north-east of the
Site (Fig. 4, 11). Lidar data exists for the southern part of the Site, and no indication
of ridge and furrow cultivation was identified.
Ruxox moated settlement

3.16.

Evidence for cultivation is also noted in the lower lying valley at Ruxox Farm (Fig 4,
4), which formed part of the cultivated land associated with a monastic complex
held by the Priory of Dunstable. Established during the 12th century the Dunstable
Priory complex included ‘100 acres and a mill’ whose focus was at Ruxox with land
in the wider parishes of Flitwick, Flitton, Worthing and Pulloxhill (Porter 1976). The
original monastic complex is no longer present; however archaeological works have
recorded buried evidence including stone walls, pottery, and window glass dating
from around this period highlighting the wealth and status of the complex and
possible presence of monastic buildings (Gardner 1960).

3.17.

Bryant’s 19th century depiction of Bedford (see Fig. 6) identified Ruxox Farm,
however does not give reference to its former medieval status as a monastic
complex. The cartographic source depicts a more northerly location for ‘The Abbey’,
immediately north of Abbey Lane and within the south-western corner of the Site.

3.18.

In contrast, earlier 18th century mapping (see Fig. 5) and later historic 19th century
sources (see Fig. 7) depict the location of the monastic cell at Ruxox and do not
record any structures within the Site. Given the recorded archaeological evidence it
is highly suggestive that Ruxox Farm was the central focus for the priory of
Dunstable. Consultation with Bedfordshire Archives certainly attests to no known
evidence of any further religious buildings or houses from this period within the Site
or its immediate vicinity. Indeed, the lane immediately to the south of the Site is
known as ‘Abbey Lane’ and appears to broadly extend towards the Ruxox Farm
area.
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Figure 5. Extract from the 1797 Maulden Inclosure Map

Post-medieval (1533 – 1800)
3.19.

Comparable with earlier periods, there is no recorded evidence of post-medieval
activity within the Site beyond single residual findspots and it is likely that the Site
would have continued to serve as part of the wider agricultural hinterland of Ampthill
19
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and Maulden. Certainly, evidence of post-medieval cultivation is recorded 90m to
the west of the Site, which during development works, field boundaries and ditches
are recorded, corresponding to such features depicted on historic cartographic
sources (Fig. 4. 12; NA 2013).
3.20.

The 1797 Maulden Inclosure Map depicts the Site as formed from 17 separate plots
of land (Fig. 5). The land owners of these are recorded for the southern two thirds of
the Site, whilst land to the north is shaded green, potentially indicating the extent of
new field enclosures. In the western boundary of this land is a structure, identified
on later cartographic sources as ‘Carte’s Farm’. It is possible that the shaded region
is associated with Carte’s Farm and represented newly enclosed pasture land, as
suggested by the field names.

3.21.

The Inclosure map also identifies a structure to the north of Ampthill Road within a
plot of land highlighted in the same way as Carte’s Farm. The plot is labelled as
‘Windmill Hill’ and represents a windmill within its associated land. It is probable that
the windmill complex would have processed crops from the surrounding land which
was easily accessed from Ampthill Road (Fig.5, 13). The windmill structure was
demolished at the turn of the 20th century.
Modern (1800 – present)

3.22.

Bryant’s 1825 cartographic depiction of Bedford (Fig. 6) depicts the Site in broad
terms; located to the west of a footpath which itself links Abbey Lane with Ampthill
Road. This map depicts a group of structures identified as ‘The Abbey’, which may
relate to the known Priory of Dunstable establishment. However the preceding and
succeeding cartographic sources do not illustrate such a complex within the
proximity of the Site. Given the style, size and lack of uniform scale to the map, it is
probable that this source does not accurately reflect the location of an abbey
complex.

3.23.

There does not appear to have been a Tithe Map produced for the parish of
Maulden. The next available depiction, the 1863 cartographic depiction of farms and
land held within the Estate of the Duke of Bedfordshire (not illustrated), depicts
Carte’s Farm with its associated land to the east, as observed on the 1797 Maulden
Inclosure map. This representation clearly identifies the associated cultivated land
of Carte’s Farm, within the northern extent of the Site. The field boundaries depicted
on the 1863 Bedford Estate map broadly correspond to those on the 1884
20
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Ordnance Survey map (see Fig. 7) although some amalgamation of the smaller
plots to the south has occurred.

Figure 6. Extract from Bryant’s Map of Bedfordshire 1825
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Figure 7. Extract from the 1884 First Edition Ordnance Survey map

3.24.

The 1884 map illustrates that the fields had been amalgamated into ten plots of
cultivated land. The subsequent 1904 Ordnance Survey map (Fig. 8) depicts two
plots of woodland within the Site in the central and eastern parts of the Site.
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Furthermore, this source depicts probable parkland extending across the northern
third of the Site, most likely associated with Ampthill House (see Fig. 8), and
suggesting change of ownership and possible land use. It also records the
establishment of Oaklands House (Fig. 8, 15), located within an area of former
nursery planting.
Ampthill House

3.25.

Located c.250m to the west of the Site, Ampthill House was first depicted on the
First Edition Ordnance Survey map (see Fig. 7). The House and its grounds (Fig. 8,
14) was established in 1827 (Bedfordshire Archives MC1/3/3/11), in replacement of
a 17th century structure, that was the residence of the Nichol Family who were
keepers of Ampthill Park located approximately 1 km to the north-west of the Site
(Page 1912). In the 20th century, Ampthill House was the residence of Sir Anthony
Wingfield.

3.26.

Ampthill House was set within well-wooded grounds, with artificial ponds in the
gardens and a carriage drive to the north, accessed from Ampthill Road (Page
1912). The 1904 Ordnance Survey mapping (Fig. 8) shows the wooded land in
which Ampthill house was situated extending east into the Site. Carte’s Farm is still
depicted at this time; however, its associated former agricultural land appears to
have been incorporated into the ground of the park by the early 20th century. Whilst
the exact purpose of the land within the northern area of the Site is unclear from
available cartographic sources, it is considered this would have formed part of the
wider wooded grounds associated with Ampthill House and may have contained
landscape features. In the mid-20th century Ampthill house was demolished and its
associated land sold, with some purchased by Hill Farm, located c.350m to the west
of the Site.

3.27.

It appears that the land within the Site returned to agricultural use, and during the
later 20th century field boundaries within the Site were further amalgamated to
create three large plots, with the settlement of Ampthill gradually expanding east to
form the present western boundary of the Site (Photo 1). The woodland identified
on earlier cartographic sources has largely been removed with only a small area of
tree cover surviving in the eastern area of the Site (Photo 2).
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Figure 8. Extract from the 1904 First Edition Ordnance Survey map
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Photo 1

Looking north-west towards the present extent of Ampthill

Photo 2

Looking north-east into the Site at the remaining area of woodland
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4.

POTENTIAL ARCHAEOLOGICAL SENSITIVITIES
The significance of known and potential archaeological remains within the Site

4.1.

This assessment has identified no designated archaeological remains located within
the Site; no designated archaeological remains will therefore be physically affected
by development within the Site. Known and potential non-designated archaeological
remains identified within the Site comprise:


Surface finds of Roman and medieval artefacts recovered from the plough
soil;

4.2.



The remains of medieval and later agricultural features; and,



Historic landscape features relating to the grounds of Ampthill House.

The significance of these assets is discussed further below.
Residual findspots

4.3.

The findspots of a single 4th-century Roman coin and items of medieval metalwork
have been recorded within the Site. It is probable that the Roman coin derives from
activity associated with the large Roman settlement at Ruxox, approximately 1km to
the south-east of the Site. There is no evidence to suggest that the coin represents
anything other than a chance loss, and there is no evidence to suggest that Roman
occupation occurred within the Site. The medieval metalwork items are likely to
derive from agricultural activity within the Site, potentially as the result of manuring
practices as part of medieval and post-medieval cultivation. As such, the findspots
recorded are of only limited heritage significance, and are not indicative of
significant archaeological remains within the Site.
Medieval and later agricultural features

4.4.

The Site is located between the medieval settlements of Maulden and Ampthill, and
most likely formed part of the open field system of Maulden parish. To the north and
east of Maulden, crop mark evidence for ridge and furrow cultivation is recorded
from aerial photographs, in addition to excavated evidence of strip cultivation just
beyond the northern extent of Medieval Ampthill. Whilst no such features have been
identified within the Site, it is possible that buried remains of furrows formed by
historic cultivation practices occur within the Site. The heritage significance of such
remains is typically derived from the contribution they make to the understanding of
the historic landscape. Any such remains within the Site would make only a very
limited contribution and are therefore of only very limited heritage significance.
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4.5.

It is likely that the below ground remains of former boundaries and hedgerows occur
within the Site, as depicted on historic cartographic sources. The heritage
significance of such features typically is derived from the contribution they make to
understanding land use in the region. Such features would make little to no
contribution, and as such are of limited heritage significance.
Ampthill House parkland

4.6.

Historic Ordnance Survey maps depict the northern region of the Site as part of the
parkland associated with Ampthill House (see Fig. 8). There are no designed
landscape features depicted within the Site on historic mapping, with the area
denoted as an area of sporadic tree planting. The House was demolished in the
20th century and the parkland returned to agricultural use or subject to residential
development.

4.7.

As such, no extant historic landscape features associated with Ampthill House
survive, and no evidence of the former parkland survives within the Site. No below
ground remains are anticipated within the Site, aside from the possible tree throws
associated with the recorded tree planting. The significance of such features would
primarily derive from their ability to illustrate formal parkland landscaping in addition
to illustrating how the immediate associated land served the country house. As the
parkland use of the northern part of the Site has been established by historic
cartographic sources, the contribution of such features would be very limited, and
they are therefore of little to no heritage significance.
Potential development effects

4.8.

No significant known archaeological remains have been identified within the Site,
and the potential for the presence of significant unknown buried archaeological
remains within the Site is considered to be limited. Any disturbance, truncation or
removal (physical development effects) of any such less significant non-designated
archaeological remains identified within the Site would primarily result from
groundworks associated with construction. Such groundworks might include:


pre-construction

impacts

associated

with

demolition

and

ground

investigation works;


ground reduction;



construction ground works, including building and road foundation trench
excavations and the excavation of service trenches;
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4.9.



excavation of new site drainage channels (including soakaways); and



landscaping and planting.

It is anticipated that no significant archaeological remains will be disturbed,
truncated or removed by works associated with proposed development, and that an
appropriate programme of archaeological investigation, agreed with the Local
Planning Authority, would be sufficient to address any currently unidentified
archaeological sensitivities.
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5.

POTENTIAL BUILT HERITAGE SENSITIVITIES

5.1.

This section considers potential non-physical effects upon the significance of
susceptible heritage assets within the Site environs. Non-physical effects are those
that derive from changes to the setting of heritage assets as a result of new
development. All heritage assets included within the settings assessment are
summarised in the gazetteer in Appendix 2, and are mapped on Figure 9. Those
assets identified as potentially susceptible to non-physical effects, and thus subject
to more detailed assessment, are discussed in greater detail within the remainder of
this section.
Step 1: Identification of heritage assets potentially affected

5.2.

Step 1 of Historic England’s ‘Good Practice Advice in Planning: Note 3’ (GPA3) is to
identify ‘the heritage assets affected and their settings’ (see Appendix 1). GPA3
notes that Step 1 should focus on those heritage assets for which ‘the development
is capable of affecting the contribution of [their] setting to [their] significance or the
appreciation of [their] significance’ (GPA3, 7).

5.3.

The heritage assets summarised in Table 5.1 below are those that have been
identified, as part of Step 1, as potentially susceptible to impact as a result of
changes to their setting. These assets have been identified using a combination of
GIS analysis and field examination, which has considered, amongst other factors,
the surrounding topographic and environmental conditions, built form, vegetation
cover, and lines of sight, within the context of the assets’ heritage significance.
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Heritage Asset

Scheduled
Monument
Moated Site at
Ruxox Farm (Fig.
4, 4)

Post-medieval farm set within
an
earlier
moat.
The
Scheduled Monument in the
medieval period served as a
monastic farm to the Priory of
Dunstable, and earlier building
remains have been identified
through
archaeological
investigation.

Grade II Listed
Oaklands House
(Fig. 8, 15)

Oaklands is a 19th-century
home
set
within
private
gardens. It is located north of
Ampthill Road in an area of
land which formerly served as
a woodland nursery.

Ampthill
Conservation
Area (Fig. 2, 16)

Ampthill Conservation Area
was designated in 1970 with
reviews in 1977 and most
recently
in
2005.
The
Conservation
Area
is
predominantly focused on the
historic settlement core and
extends to the east to
incorporate a portion of
Ampthill Park.

Table 5.1

5.4.

Description

Setting
The post-medieval farm, which still
serves this function, is set within a
predominantly agricultural landscape;
however,
modern
industrial
development is present within its
vicinity. Modern housing is also noted to
the north-east of Ruxox Farm. The
proposed development will see a
marginal increase in this modern
development, however screening from
intermediate tree and vegetation do not
permit views of the Scheduled
Monument from the southern region of
the Site, and its undulating topography
do not permit views from the northern
region of the Site.
It is not possible to view the Listed
Building from within the Site due to
intervening screening from substantial
mature trees lining the northern
boundary of the Site and those
surrounding the property. In the wider
landscape the building is set within an
agricultural landscape to the north, east
and south, whilst to the west piecemeal
development has seen the extension of
Ampthill Settlement.
The character of the Conservation Area
is defined by the contrast between the
open parkland to the west and the
compact nature of the historic market
centre. The Site is located to the east of
the Conservation Area and beyond an
area of modern domestic development.

Heritage Assets identified as part of Step 1

The Site visit, and study area walkover, identified that there would be no nonphysical impact upon the significance of the Moated complex at Ruxox Farm nor
Ampthill Conservation Area as a result of changes to the use and/or appearance of
the Site. The Moated complex at Ruxox Farm is set within a wider agrarian
landscape. The important elements of the Scheduled Monument’s physical
surrounds would be preserved, as would be its experience. No further assessment
is considered necessary.
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5.5.

The setting of Ampthill Conservation Area is focused on the historic market place
and defined by the contrast between the open nature of Ampthill Park and the
compact nature of the historic market town. Long views west across the parkland
contribute to the setting of the Conservation Area in addition to architectural variety
of the town. The proposals will not result in any harm to the significance of these
assets, and no further assessment is considered necessary.

5.6.

The Setting of Oaklands House (Fig. 8, 15) is considered potentially sensitive to the
proposed development and has been considered further below, in accordance with
Steps 2 to 4 of the settings guidance.
Grade II Listed Oaklands House

5.7.

Oaklands House is a 19th-century, two-storey, small country house. The
significance of the Grade II Listed Oaklands house is primarily derived from the
evidential value it holds within its fabric as an example of work by the local
architects firm Usher and Anthony. Constructed in 1884, Oaklands House is built in
an Italianate style using red brick and slate roof. The main house itself has a
connected conservatory on its rear, western elevation, also built in 1884 comprising
four tiers of glazed panels set on a brick base. The internal fittings of the Listed
Building are also noted to be very complete, with the oak staircase, stained glass
window and several cast iron fireplaces with marble or wooden mantels are still
present. The setting of Oaklands House (see Fig. 9) also makes a contribution to its
significance and is discussed further below.
Physical Surrounds –‘what matters and why’

5.8.

Oaklands House is set within a plot of land which on historic Ordnance Survey
mapping is recorded as a woodland nursery (see Fig. 7), where trees were
predominantly located in the northern half of the plot and in the south-eastern area.
A small body of water and three wooden building are also depicted within the plot
(Fig. 7 and 8). The current boundaries of the plot are defined by trees and dense
vegetation, which largely prevents a relationship with the wider landscape. This
nursery plot is surrounded by agricultural land to the north, east and west, with a
track immediately east of the plot extending northwards towards farm buildings. To
the south, Ampthill Road defines the southern boundary of the plot, beyond which is
further cultivated land (including the Site).
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Figure 9. The setting of Oaklands House

5.9.

Access to the building is gained via a driveway from the northern side of Ampthill
Road, leading to a parking area to the east of the building’s primary elevation. This
access partly utilises the historic track located to the east of Oaklands House plot
and associated with the farm buildings to the north. The historic gated drive to
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Oaklands House which fronts onto Ampthill Road directly south of the house
appears to be infrequently used, and now provides only secondary access. Other
ancillary structures are noted within its grounds, although the dense vegetation
surrounding the property prevents a clear understanding of the buildings’
relationship.
5.10.

In the latter 20th century, Ampthill House was demolished and the associated
grounds sold off. The land on which the house itself stood was gradually developed
into domestic properties and the woodland garden to the east, into further housing
and arable land, resulting in the loss of function of the southern landscape of
Oaklands House. Further development in the later 20th century has also seen the
loss of allotment plots to the west of Oaklands, for domestic properties, which has
further reduced the intelligibility of Oaklands as a small country house set within a
wider wooded and agricultural landscape.

5.11.

Beyond Ampthill Road to the south, was once the parkland associated with Ampthill
House. Whilst no association between Oaklands House and Ampthill House has
been identified, during the late 19th century and early 20th century they would have
comprised nearby country houses adjacent to Ampthill Road (Ampthill House, with
its associated parkland, appears to have been the grander of the two). However,
Ampthill House was demolished in the 20th century and its parklands returned to
agricultural use or developed for housing. As such, this relationship is no longer
intelligible.

5.12.

Although change has occurred to the south of Oaklands House, the land to its north
and east still remains largely unaltered agricultural land, indicative of the landscape
character at the time of the building’s construction. However, the dense vegetation
surrounding Oaklands House largely precludes any relationship.
Experience – ‘What matters and why’

5.13.

It is considered that the Listed Building is best experienced from within its
immediate grounds and internally from where the extent of preservation and quality
of architecture can be fully appreciated. In particular, the views north and east from
its associated lawns are likely to facilitate a particularly impressive appreciation of
the building’s architectural form.

5.14.

Views from the Listed Building are likely to be limited by its surrounding tree cover
and dense vegetation, although wider ranging views might be possible from the
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upper floors. The primary elevation of the building faces east, with views from
Oaklands House looking east permitting an appreciation of how the Listed Building
was intended to look out over the rural landscape (Photo 3).

Photo 3

5.15.

Looking north-east towards the wider agricultural land east of Oaklands House

The scale and position of Oaklands House within its grounds can also be observed
from the footpath to the east of Oaklands House, where the primary elevation of the
Listed Building may be observed. However, elsewhere beyond the grounds of
Oaklands House it is difficult to experience the Listed Building, and this lends it a
very strong sense of seclusion. From Ampthill Road it is possible that glimpsed
views of the building will be possible during reduced vegetation conditions.
However, during summer months (as at the time of this assessment, June 2017) the
experience is limited to an appreciation of the vegetation and tree cover defining the
grounds of the house (see Photo 4).
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Photo 4

Looking north towards Oaklands House from Ampthill Road

Potential Development Effects

5.16.

Whilst development design plans have yet to be proposed, it is likely that the
proposed development will see the construction of up to 650 properties. It is likely
that an area of land in the northern extent which will be dedicated to green open
space. It is anticipated dwellings will be located further south on sloping ground at a
lower elevation and a greater distance from Oaklands House.

5.17.

The proposed development will not physically alter the Listed Building or its
associated grounds. Furthermore, it will not alter the important elements of the
physical surrounds of the Listed Building, which are largely confined to its densely
planted surrounding plot. The land within the Site appears to have no historic
association with Oaklands House, and instead appears to have briefly formed part
of the parkland associated with the now demolished Ampthill House.

5.18.

The proposed development is also unlikely to alter the experience of the Listed
Building. The dense vegetation within the grounds of Ampthill House, along with the
vegetation and tree cover adjacent to Ampthill Road, is likely to completely screen
the proposed development from the Listed Building. Any partial views from the
upper floors of the building itself will be characterised by the green space in the
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northern part of the proposed development, beyond the dense vegetation in the
foreground. This will not harm the contribution such views make to the significance
of the Listed Building.
5.19.

In summary, whilst the proposed development will alter the function of land to the
south of Oaklands House this will not alter any of the important elements of the
Listed Building’s physical surrounds. Key views of the wider landscape are located
to the east of the Listed Building and will not be altered by the proposed
development, and the proposed development will not alter the important views to or
from the building. Furthermore, the building’s strong sense of seclusion will remain
unaltered. As such no harm has been identified to the significance of the Grade II
Listed Oaklands House.
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6.

CONCLUSIONS

6.1.

This assessment has considered the potential heritage constraints to proposed
development within the Site, and has identified no archaeological or built heritage
constraints that could not be suitably addressed via appropriate mitigation
measures.

6.2.

The assessment has identified no specific archaeological constraints to the
proposed development. There are no designated archaeological assets within the
Site or its vicinity, and no evident potential for currently unrecorded archaeological
remains has been identified. Historically, the Site formed part of the parkland
associated with Ampthill House, but no extant remains of former designed
landscape features survive within the Site. There is no specific potential for
medieval or earlier archaeological remains within the Site beyond below ground
remains of furrows formed by historic cultivation practices and residential surface
finds. Any potential archaeological sensitivities can be addressed through an
appropriate programme of archaeological works.

6.3.

An appropriate and proportionate level of settings assessment has also been
undertaken, in accordance with Historic England’s guidance. This included a
detailed consideration of the setting and significance of the Grade II Listed
Oaklands House, located 20m to the north of the Site. It is anticipated that
development within the Site will not harm the significance of this Listed Building, or
any other designated heritage assets in the wider landscape.

6.4.

In summary, no recorded heritage constraints to the proposed development have
been identified and the proposals appear consistent with the provisions of the
National Planning Policy Framework (2012), the Planning Act (1990) and the
heritage policies of Central Bedfordshire’s Local Development Framework.
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APPENDIX 1: HERITAGE STATUTE POLICY & GUIDANCE
Heritage Statute: Listed buildings
Listed buildings are buildings of ‘special architectural or historic interest’ and are subject to
the provisions of the Planning (Listed Buildings and Conservation Areas) Act 1990 (‘the
Act’). Under Section 7 of the Act ‘no person shall execute or cause to be executed any works
for the demolition of a listed building or for its alteration or extension in any manner which
would affect its character as a building of special architectural or historic interest, unless the
works are authorised.’ Such works are authorised under Listed Building Consent. Under
Section 66 of the Act ‘In considering whether to grant planning permission for development
which affects a listed building or its setting, the local planning authority or, as the case may
be, the Secretary of State shall have special regard to the desirability of preserving the
building or its setting or any feature of special architectural or historic interest which it
possesses’.
Note on the extent of a Listed Building

Under Section 1(5) of the Act, a structure may be deemed part of a Listed building if it is:
(a) fixed to the building, or
(b) within the curtilage of the building, which, although not fixed to the building,
forms part of the land and has done so since before 1st July 1948
The inclusion of a structure deemed to be within the ‘curtilage’ of a building thus means that
it is subject to the same statutory controls as the principal Listed building. Inclusion within
this duty is not, however, an automatic indicator of ‘heritage significance’ both as defined
within the NPPF (2012) and within Conservation Principles (see Section 3 above). In such
cases, the establishment of the significance of the structure needs to be assessed both in its
own right and in the contribution it makes to the significance and character of the principal
Listed building. The practical effect of the inclusion in the listing of ancillary structures is
limited by the requirement that Listed Building Consent is only needed for works to the
‘Listed building’ (to include the building in the list and all the ancillary items) where they
affect the special character of the Listed building as a whole.
Guidance is provided by Historic England on ‘Listed Buildings and Curtilage: A Historic
England Advice Note’ (Historic England 2016).

40
Land at Abbey Lane, Ampthill, Central Bedfordshire: Heritage Assessment

© Cotswold Archaeology

Heritage Statute: Scheduled Monuments
Scheduled Monuments are subject to the provisions of the Ancient Monuments and
Archaeological Areas Act 1979. The Act sets out the controls of works affecting Scheduled
Monuments and other related matters. Contrary to the requirements of the Planning Act
1990 regarding Listed buildings, the 1979 Act does not include provision for the ‘setting’ of
Scheduled Monuments.
National heritage policy: the National Planning Policy Framework
Heritage assets and heritage significance

Heritage assets comprise ‘a building, monument, site, place, area or landscape identified as
having a degree of significance meriting consideration in planning decisions, because of its
heritage interest’ (the NPPF (2012), Annex 2). Designated heritage assets include
Scheduled Monuments and Listed buildings. The NPPF (2012), Annex 2, states that the
significance of a heritage asset may be archaeological, architectural, artistic or historic.
Historic England’s ‘Conservation Principles’ looks at significance as a series of ‘values’
which include ‘evidential’. ‘historical’, ‘aesthetic’ and ‘communal’.
The setting of heritage assets

The ‘setting’ of a heritage asset comprises ‘the surroundings in which a heritage asset is
experienced. Its extent is not fixed and may change as the asset and its surroundings
evolve. Elements of a setting may make a positive or negative contribution to the
significance of an asset, may affect the ability to appreciate that significance or may be
neutral.’ Thus it is important to note that ‘setting’ is not a heritage asset: it may contribute to
the value of a heritage asset.
Guidance on assessing the effects of change upon the setting and significance of heritage
assets is provided in ‘Historic Environment Good Practice Advice in Planning Note 3: The
Setting of Heritage Assets’, which has been utilised for the present assessment (see below).
Levels of information to support planning applications

Paragraph 128 of the National Planning Policy Framework (‘the NPPF (2012)) identifies that
‘In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made by
their setting. The level of detail should be proportionate to the assets’ importance and no
more than is sufficient to understand the potential impact of the proposal on their
significance.’
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Designated heritage assets

Paragraph 126 of the NPPF (2012) notes that local planning authorities ‘should recognise
that heritage assets are an irreplaceable resource and conserve them in a manner
appropriate to their significance.’ Paragraph 132 notes that ‘when considering the impact of
a proposed development on the significance of a designated heritage asset, great weight
should be given to the asset’s conservation. The more important the asset, the greater the
weight should be.’ It goes on to note that ‘substantial harm to or loss of a grade II listed
building…should be exceptional. Substantial harm to or loss of designated heritage assets of
the highest significance, notably scheduled monuments……should be wholly exceptional.’
Paragraph 134 clarifies that ‘Where a development proposal will lead to less than substantial
harm to the significance of a designated heritage asset, this harm should be weighed against
the public benefits of the proposal, including securing its optimum viable use.’
Development Plan
Local policy is contained within Central Bedfordshire’s Local Development Framework:
Adopted Core Strategy and Development Management Policies (November 2009). Policy
C15: Heritage states that the Council will:


Protect, conserve and enhance the district’s heritage including its Listed
Buildings, Scheduled Ancient Monuments, Conservation Areas, Registered
Parks and Gardens and archaeology and their setting.



Conserve and where appropriate enhance the quality and integrity of the local
built and natural environment, including historic structures or open green spaces
considered to be of special local interest.



Designate and keep under review Conservation Areas in order to protect or
enhance their special architectural or historic interest. This will include the
implementation of an on-going programme of Conservation Area Character
Appraisals to include a review of their special interest and boundaries.



Monitor and survey the condition of Listed Buildings and periodically review and
update a Register of Buildings at Risk, providing appropriate grant assistance to
encourage their essential sympathetic repair.

The Draft Local Plan for Central Bedfordshire will be published for consultation, subject
approval, at the end of June 2017. The Local Plan for Central Bedfordshire will replace the
Local Development Framework in due course.
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Good Practice Advice 1-3
Historic England has issued three Good Practice Advice notes (‘GPA1-3’) which support the
NPPF. The GPAs note that they do not constitute a statement of Government policy, nor do
they seek to prescribe a single methodology: their purpose is to assist local authorities,
planners, heritage consultants, and other stakeholders in the implementation of policy set
out in the NPPF. This report has been produced in the context of this advice, particularly
‘GPA2 – Managing Significance in Decision-Taking in the Historic Environment’ and ‘GPA3 –
The Setting of Heritage Assets’.
GPA2 - Managing Significance in Decision-Taking in the Historic Environment

GPA2 sets out the requirement for assessing ‘heritage significance’ as past of the
application process. Paragraph 8 notes ‘understanding the nature of the significance is
important to understanding the need for and best means of conservation.’ This includes
assessing the extent and level of significance, including the contribution made by its ‘setting’
(see GPA3 below). GPA2 notes that ‘a desk-based assessment will determine, as far as is
reasonably possible from existing records, the nature, extent and significance of the historic
environment within a specified area, and the impact of the proposed development on the
significance of the historic environment, or will identify the need for further evaluation to do
so’ (Page 3).

GPA3 – The Setting of Heritage Assets

Step 1 requires heritage assets which may be affected by development to be identified.
Historic England notes that for the purposes of Step 1 this will comprise heritage assets
where ‘the development is capable of affecting the contribution of a heritage asset’s setting
to its significance or the appreciation of its significance’.
Step 2 of the settings process requires ‘assessing whether, how and to what degree these
settings make a contribution to the significance of the heritage asset(s)’, with regard to its
physical surrounds; relationship with other heritage assets; the way it is appreciated; and its
associations and patterns of use. Step 3 requires ‘assessing the effect of the proposed
development on the significance of the asset(s)’, with regard to the location and siting of the
development; its form and appearance; additional effects; and its permanence.
Step 4 of GPA3 provides commentary on ‘maximising enhancement and minimising harm’. It
notes (Paragraph 26) that ‘Maximum advantage can be secured if any effects on the
significance of a heritage asset arising from development liable to affect its setting are
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considered from the project’s inception.’ It goes on to note (Paragraph 28) that ‘good design
may reduce or remove the harm, or provide enhancement’.
Heritage significance
Discussion of heritage significance within this assessment report makes reference to several
key documents. With regard to Listed buildings and Conservation Areas it primarily
discusses ‘architectural and historic interest’, which comprises the special interest for which
they are designated.
The NPPF provides a definition of ‘significance’ for heritage policy (Annex 2). This states that
heritage significance comprises ‘The value of a heritage asset to this and future generations
because of its heritage interest. That interest may be archaeological, architectural, artistic or
historic’.
Regarding ‘levels’ of significance the NPPF (2012) provides a distinction between:
designated heritage assets of the highest significance; designated heritage assets not of the
highest significance; and non-designated heritage assets.
Historic England’s ‘Conservation Principles’ expresses ‘heritage significance’ as comprising
a combination of one or more of: evidential value; historical value; aesthetic value; and
communal value.
Effects upon heritage assets
Heritage benefit

The NPPF clarifies that change in the setting of heritage assets may lead to heritage benefit.
Paragraph 137 of the NPPF (2012) notes that ‘Local planning authorities should look for
opportunities for new development within Conservation Areas and World Heritage Sites and
within the setting of heritage assets to enhance or better reveal their significance. Proposals
that preserve those elements of the setting that make a positive contribution to or better
reveal the significance of the asset should be treated favourably’.
GPA3 notes that ‘good design may reduce or remove the harm, or provide enhancement’
(Paragraph 28). Historic England’s ‘Conservation Principles’ states that ‘Change to a
significant place is inevitable, if only as a result of the passage of time, but can be neutral or
beneficial in its effects on heritage values. It is only harmful if (and to the extent that)
significance is reduced’ (Paragraph 84).
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Specific heritage benefits may be presented through activities such as repair or restoration,
as set out in Conservation Principles.
Heritage harm to designated heritage assets

The NPPF (2012) does not define what constitutes ‘substantial harm’. The High Court of
Justice does provide a definition of this level of harm, as set out by Mr Justice Jay in Bedford
Borough Council v SoS for CLG and Nuon UK Ltd. Paragraph 25 clarifies that, with regard to
‘substantial harm’: ‘Plainly in the context of physical harm, this would apply in the case of
demolition or destruction, being a case of total loss. It would also apply to a case of serious
damage to the structure of the building. In the context of non-physical or indirect harm, the
yardstick was effectively the same. One was looking for an impact which would have such a
serious impact on the significance of the asset that its significance was either vitiated
altogether or very much reduced’.
Effects upon non-designated heritage assets

The NPPF (2012) paragraph 135 guides that ‘The effect of an application on the significance
of a non-designated heritage asset should be taken into account in determining the
application. In weighing applications that affect directly or indirectly non designated heritage
assets, a balanced judgment will be required having regard to the scale of any harm or loss
and the significance of the heritage asset’.

45
Land at Abbey Lane, Ampthill, Central Bedfordshire: Heritage Assessment

© Cotswold Archaeology

APPENDIX 2: GAZETTEER OF HERITAGE ASSETS
Ref. No.

Orig. Ref.

1

MBD18294
MBD11868

2

MBD2771
MBD15848

3

MBD9078

4

MBD919
1007780

5

MBD918
EBD1286
EBD814

Description
Scatter of flints identified during archaeological
investigation considered to be Mesolithic to Neolithic
in date.
A season of ploughing had produced a series of
prehistoric finds including large sherds of ceramic.
These are linked with activity associated with
earthworks at Ruxox Farm.
Series of linear features recorded through cropmarks
suggested to be of prehistoric date.
The moated site at Ruxox which is suggested to
initially date from the prehistoric period, and has then
been reused, most notably during the medieval period
by the monastic order of Dunstable. This is a
Scheduled Monument.
An extensive area of Roman occupation that has been
principally identified from find spots (5a), crop marks
(5b) and an area of excavation identifying built
features including a bridge (5c; Ruxox Research
Group 1959)
Projected alignment of a Roman road as discussed in
Viatores, however no definitive evidence has been
found to confirm this alignment.

Period

NGR

MesolithicNeolithic

503242
238332

Prehistoric

505074
235986

Prehistoric

503500
236311

Prehistoric
– post
medieval

504804
235991

Roman

505095
236362

Roman

503433
237167

6

MBD5020

7

MBD5342

Alignment of Roman road as discussed in Viatores.

Roman

504266
236413

8

MBD1429

Scatter of Roman pottery recorded during field
walking.

Roman

504512
238658

9

MBD16948

Medieval core of Maulden Village.

Medieval

505460
238029

10

MBD16947

Medieval core of Ampthill settlement.

Medieval

503428
238124

11

MBD4445

Medieval

505127
238600

12

MBD21324

Post
medieval

503793
236939

13

MBD6626

Postmedieval

504502
238216

14

MBD7025

Modern

504010
237950

15

1231802

Modern

504182
238220

16

-

Areas of ridge and furrow cultivation recorded through
aerial photographs surrounding the medieval core of
Maulden.
Former field boundaries as depicted on 1808
enclosure mapping have been confirmed by
archaeological investigation.
Site of a windmill depicted on Maulden Inclosure Map.
The mill was demolished in the early 20th century
Parkland grounds associated with Ampthill House.
These grounds do not appear on the 1828 Bryant Map
of Bedfordshire, however it is depicted on early 20th
century OS mapping and extends to with the north
area of the Site.
Oaklands House is a Grade II Listed Building
constructed in 1884 with a very complete interior
surviving.
Ampthill Conservation Area.

Modern

502967
238410
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