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1

Introduction

1.1

The Purpose of the Neighbourhood Plan

1.1.1

Neighbourhood Plans have evolved from the Government’s desire to ensure that local
communities are involved and considered when decisions are being made which affect
them. This is enshrined in the Localism Act which was given Royal Assent on the 15th of
November 2011. The relevant part of this Act of Parliament is Part 6, Chapter 3, Section
116.

1.1.2

On the 9th of May 2019 Clifton Parish Council resolved to recommence work on a
Neighbourhood Plan. This followed preliminary work carried out several years previously.
The objective was to create a vision for Clifton which delivered the needs and aspirations
of the Community whilst also being in accord with the Central Bedfordshire Council’s Local
Plan.

1.1.3

This Neighbourhood Plan will:

1

Provide an encompassing vision for the village in the form of a vision statement.

2

Offer a “Golden Thread” which will have, at its heart, the preservation, encouragement and
enhancement of the spirit of community in Clifton

3

Give a wide-ranging assessment of the current status of and issues with local
infrastructure and propose plans to assist with guiding Clifton’s future.

4

Set the context for the development of policies designed to address the issues identified.

5

Look at the position and future of housing in Clifton and make proposals designed to
benefit its residents based on numbers, design and location.

6

Consider transport and travel, particularly with regard to congestion and the impact of
growth on the village.

7

Offer policies to encourage further provision of community facilities.

8

Deliver an updated and improved Green Infrastructure Plan to protect and enhance both
biodiversity and access to the local countryside.

9

Contain protection of the heritage within the built and rural parts of Clifton.

1.1.4

It will take account of existing national and local planning policies and how they may affect
Clifton. This will be set out in the Basic Conditions Statement which accompanies this
Plan.

1.2

National and Local Planning Policy Context

1.2.1

In order to pass the examination stages, this plan must show that the Basic Conditions
have been met. These Basic Conditions are set out in National Planning Regulations. They
should:
a. Be appropriate whilst conforming with National Planning Policies.
b. Conform to Local Planning Policies.
c. Be in alignment with the notion of sustainable development.

1.2.2

A separate document, the Clifton Neighbourhood Plan Basic Conditions Statement sets
out how the Neighbourhood Plan meets these conditions.

1.2.3

The consequences of the Basic Condition Statement for this Neighbourhood Plan are that:
a. The Clifton Neighbourhood Plan must comply with the policies set out in the National
Planning Policy Framework.
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b. The Clifton Neighbourhood Plan must conform to the strategic policies set out in the
Central Bedfordshire Local Plan. It must furthermore comply with saved policies from
previous strategies.

1.3

Qualifying Body and Clifton Neighbourhood Plan Area

1.3.1

Clifton Parish Council is the qualifying body for the Neighbourhood Plan.

1.3.2

The area of the Clifton Neighbourhood Plan was agreed with CBC on the 6th of December
2017. The Clifton Neighbourhood Plan area is exactly the same as the Clifton Parish
boundary. The boundary of the Neighbourhood Plan area (see Figure 1).

Figure 1 Clifton Neighbourhood Plan Area
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1.4

Consultation with the Local Community

1.4.1

The Clifton Neighbourhood Plan is based on information gleaned from consultations with
key village stakeholders, organisations, and neighbouring community leaders. A list of
stakeholders was drawn up in order to consult as many individuals and groups as possible.

1.4.2

However, the prime source has been the results of a village survey in which every resident
over the age of 16 was invited to participate. While the survey was open, a number of
events were run in the village to encourage the maximum number of people to contribute.
The survey closed in December 2019. The response from the village survey was high with
participation from 33.3% of those eligible, overall, 840 residents responded.

1.4.3

A number of key themes emerged from these early consultations including Housing,
Access, Crime, Community Facilities, Traffic and Parking, and Business Facilities. These
themes formed the basis of the Neighbourhood Plan chapters which grew and expanded
to include Natural Environment, Heritage and Important Views.

1.4.4

Following on from the survey, and during the preparation of the draft Neighbourhood Plan,
a variety of methods were used to update residents and businesses on the progress of
plan preparation via the Neighbourhood Plan website, Facebook, Clifton Chronicles, and
the Village Newsletter.

1.4.5

Following approval of the Parish Council, after each section was drafted it was put on the
Neighbourhood Plan website and comments invited.

1.4.6

Further details of the consultation process are set out in the Clifton Neighbourhood Plan
Consultation Statement.
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2

Socio-Economic Context

2.1

Background and 2011 Census

2.1.1

The information presented in this section used the 2011 census as its primary source.
Although it could now be considered out of date this is the latest comprehensive dataset
drawn from a 100% sample. Where more up-to-date information is available it will be used
in later reviews. In the event such data is not available, forecasting and estimating models
will be used and the methods clearly explained. Only those datasets likely to be relevant
to this Neighbourhood Plan have been reproduced.

2.1.2

The 2011 census revealed that the population of Clifton at that time was 2880. There were
1,160 households living in 1200 homes. With an area of 540 hectares, (1334.37 acres),
the population density was 5.3 per hectare.

2.1.3

The age demographics were mostly similar to the national figures (see Figure 2(a)),
although the percentage of residents within the working age range is below the national
average and those retired significantly higher. The gender balance in 2011 was 49.2%
male and 50.8% female. The balance is not considered to have altered significantly since
then. The marital status of the residents of Clifton was recorded in 2011 (see Figure 2(b)).
Together with the housing tenure, health condition, employment and methods of travel,
this is likely to have an impact on infrastructure requirements during the period covered by
this Neighbourhood Plan.

2.1.4

In 2011 78.8% of Clifton residents owned their own home. 13.4% rented from housing
associations and 7.8% from private landlords. CBC’s current policy of requiring new
developments of more than 10 houses to have 35% of the homes to be affordable is likely
to alter these proportions.

Figure 2 (a) Age Demographic 2011

Figure 2 (b) Marital Status 2011

(Source: ONS)
2.1.5

In 2011 the health of Clifton residents was slightly better than that recorded at County and
National level see (Table 1).
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General Health
Very good health
Good health
Fairly good health
Bad health
Very bad health
Total

Number
1390
1030
330
100
20
2870

Clifton %
48.4
35.9
11.5
3.5
0.7
100

CBC %
49.1
35.5
11.5
3.0
0.8
100

England %
47.2
34.2
13.1
4.2
1.2
100

Table 1 General Health 2011
(Source: ONS)
2.1.6

In 2011, 2080 residents were considered to be either actively or potentially economically
active by virtue of them being aged between 16 and 74. Of these,1,510 were active and
the other 570 inactive. There were 30 households, (2.8%), categorised as being
overcrowded, (with an occupancy rating of -1), and 10, (1.0%), without central heating.

2.1.7

In the last Census, the car was the primary method of travelling to work see (Figure 3(a)).
However, 100 households, (8.4%), had no access to a car or van, whilst 640 households,
(54.8%), has access to 2 or more cars or vans. There were 370 single adult occupancy
households and pensioners accounted for 280 households see (Figure 3(b)).

Figure 3 (a) Travel to Work 2011

Figure 3 (b) Household Composition 2011

2.2

Assessment of Current Socio-Economic Conditions

2.2.1

In 2020 a count of the number of dwellings in Clifton was undertaken. The method used
was basic and involved walking each road and manually counting the dwellings. The figure
was updated as a result of the discovery of houses in obscure locations. The final
amendment was on the 30th September and the figure arrived at was 1389 located in 58
streets. Assuming an average occupancy of 2.4 persons in 2011, the estimated population
of the Parish of Clifton at that time would be 3334.

2.2.2

Between the count on the 30th September and the end of that year a further 20 newly built
homes have been occupied, increasing the number of occupied dwellings in the village to
1409 and the estimated population to 3382.

2.3

Background to Projections of Future Socio-Economic Needs

2.3.1

There are 332 new homes planned to be completed in Clifton within the next five years,
representing an increase of 23.18% on the existing stock. Following a request to
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developers of two new sites it was revealed that of the 42 new houses purchased at the
end of 2020, for which information was available, 83.5% were purchased by buyers moving
from within a 10 mile radius of Clifton, whilst the remaining 16.5%, (7 purchasers), were
moving northwards into Clifton, mostly from the London area. 42.0% of new purchasers
were from within the SG17 postcode, which covers most of Clifton Parish. Five of the
purchasers were downsizing, one was upsizing, and three were first time buyers aged in
their 20's. No information about new occupants of affordable housing was available
despite enquiries to housing associations, but it is assumed most people moving into
Housing Association properties will be local.
2.3.2

A very small number of families, (three), who had moved into the village within the last
three years were noticed to be selling their houses. By knocking on doors and asking it
was established that all planned to remain within the village

2.3.3

The Clifton Neighbourhood Survey showed a disparity in the age demographic between
the 2011 census and the responders to the survey. This is due in part to the census
counting every person and the survey being open only to those aged 16 and above. Also,
a number of people who were recorded as being under 64 in the census had passed their
65th birthday at the time of our survey. Similarly, those aged 7 and above at the census
were 16 or above at the time of our survey. Births, deaths and migration add further
complication. Another factor was the apparent reluctance for the younger demographic to
engage in form filling compared with the desire of the older generations to join the
conversation. The survey could be completed and submitted on-line or via the delivered
hard copy to ensure it was accessible to everyone.

2.3.4

The age data revealed by the survey is thus skewed towards the older groupings. It is,
therefore, difficult to identify a reliable trend based on anything other than using the census
as a baseline between those who were eligible to participate in our survey and those who
did. Fig.SEP6 compares the percentage of age groups in the 2011 census with the age
groups of the responders to our survey. Fig.SEP7 shows the breakdown of our survey age
group18-64. Since the Census merely combines all working age people within one
grouping, we cannot provide a ten-year age group like for like comparison.

2.3.5

Further details of Employment and Education can be found in Section 7. Business.

Census/Survey Age Group Comparison

Survey Working Age Groups

Age
Group
0-4

Census
Number
150

Census % Survey
of pop.
Number
5.19
0

Survey
%
0.00

Age
Group
18-24

Survey
Number
10

Survey%

5-15

390

13.49

0

0.00

25-34

35

7.66

16-17

80

2.77

11

1.31

35-44

113

24.73

18-64

1680

58.13

457

54.40

45-54

135

29.54

65+

530

20.42

365

43.45

55-64

164

35.89

0

7

0.83

100

840

100

Total

457

100

Age not 0
revealed
Total
2830

2.19

Table 2 Census/Survey Age Group Comparison and Survey Working Age Groups
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3

Clifton Character Assessment

3.1

Purpose

3.1.1

The purpose of this Character Assessment is to understand and record the distinctive
features of the built environment of the Parish of Clifton, which forms the Neighbourhood
Plan Area, and its relationship with its community and the natural environment. The
Character Assessment complements the Neighbourhood Plan and supports its design
policies.

3.2

Geography & Topography

3.2.1

Clifton lies in the Ivel Valley with the River Flit and the Ivel Navigation Canal defining most
of the north-western parish boundary. In 1823 a canal was completed in place of, and
alongside the river to allow cargo carrying vessels to travel between Shefford and the main
Ivel river at the village of Langford. This was known as the Shefford canal in Shefford and
the Ivel Navigation in Clifton. It still flows but is no longer navigable.

3.2.2

The land within Clifton Parish is mostly undulating countryside but low lying. It’s height
above sea level ranges from 31m at its southwestern corner to 60m at its highest point.
The village is about 45m above sea level. There are some small woodland areas, the
remaining open countryside consists of arable farmland and pasture. There is no open
common land within the parish boundary.

3.2.3

Geographically, the separation between Clifton and Henlow, and Clifton and Shefford are
just short gaps in built form. Just 160m remains between the western edge of Clifton and
eastern edge of Shefford on both Pedley Lane and Shefford Road. The separation is a
single paddock with the triangle of the roads and the backs of the houses on Chapel Close.
To the east, there is 180m gap on Broad Street, again comprising a single field, and on
Stockbridge Road a stretch of 190m of farmland, broken by a farm on the north side of the
road. These green gaps are critical to maintain the countryside around Clifton and the
character of Clifton as a unique village between the town of Shefford and the village of
Henlow as identified in Local Plan Policy SP5: Important Countryside Gaps and Preventing
Coalescence.

3.3

Historical Development

3.3.1

The first written reference to a settlement is contained in an Anglo-Saxon charter of about
944. Its name is recorded as Cliftune meaning a settlement by a cliff. At the time the word
cliff could imply a steep slope or a riverbank. A reference is contained in the Domesday
book of 1086 where five holdings are described with an estimated total population of 70 –
80 people. During the following 700 years the population growth was slow, in 1801 it was
329 people. During the next 100 years the population increased almost fourfold to 1283 in
1901 despite a reduction in area due a boundary change. By 2011 the population had
increased steadily to 2306 (source: Office for National Statistics) and is estimated to be
currently 3382.

3.3.2

Early inhabitants of the settlement were farmers, labourers, servants, and landowners.
There has never been any significant industrial or commercial development. Until the early
part of the last century the village had remained undeveloped with a mixture of small
houses and cottages surrounding landowners’ houses and estates together with the
church, the rectory and three farms within the immediate confines of the village. Many of
these buildings exist today but their land has been developed for residential housing.
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3.4

Land Uses

3.4.1

Most of the Civil Parish is farmland or woodland. RAF Henlow airfield, which is due to
close in 2023, contains a significant land area which is within the southern boundary of the
parish. Further south, the main built section of the base falls within the neighbouring parish
of Henlow. There are advanced plans to build 1,000 new homes and create employment
opportunities on the Henlow section. There are no plans for the future use of the Clifton
Parish portion of the site. The A507 bypass road runs through the south of the parish. A
sewage treatment plant occupies a portion of land just within the boundary to the north of
the parish. The remaining land is used for residential, commercial, community and
educational buildings and associated open spaces and equestrian use together with
gardens and roadways which comprise Clifton Village.

3.4.2

The farmland is of high quality, mostly Best and Most Versatile land (BMV) 1 and 2
(Source: Agricultural Land Classification – Natural England) and is mainly used for the
cultivation of cereals and vegetables. Stockbridge Farm specialises in the raising of beef
cattle on the eastern edge of the Parish. The Lakes Farm uses its land for grazing horses
which are owned and ridden locally. Pedley Farm is situated within Clifton village. Clifton
Bury Farm is at the northern periphery of the village where a variety of cereal and
vegetable crops are grown as well as soft fruit which is sold on a ‘pick your own’ basis.
Portions of its land are designated part of the DEFRA “Permissive Access” scheme in
which the landowner receives a grant to leave land uncultivated to encourage wildlife to
flourish. As part of this scheme public access was granted on a “Permissive Access” basis.
Knolls Farm uses land between Clifton village and the A507 bypass to grow cereal crops.

3.4.3

Apart from agriculture, land within the parish has been used for residential buildings,
schools, community and recreational facilities, communal enjoyment, places of worship
and small commercial enterprises. There is a cricket ground and a fishing pond at the
north-western periphery of the village.

Figure 4 Clifton Cricket Ground

3.5

The Built Environment

3.5.1

The Parish contains the single settlement of Clifton village which is adjacent to the market
town of Shefford to the west and the village of Henlow to the east. Five farms are located
within the parish boundary. The Samuel Whitbread Academy upper school is at the
western edge and a primary school and pre-school are located near the village centre.
There are two public houses, a small general store, a butcher’s shop, a garage, one church
and two chapels, a community centre, a church hall and a number of commercial buildings,
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all within the residential area of the village. A residential care home, Wren Park, was
situated at the southwestern tip of the parish boundary but the building is currently empty.
Close to Wren Park on Hitchin Road is a small business park, a dental surgery, and a car
repair and sales business. A site containing park homes is located south of the village.
3.5.2

Residential buildings are almost entirely of brick and tile construction, there are no
thatched roofs or stone walls. Older brick buildings are often constructed from bricks laid
in the distinctive Flemish Bond pattern or in a style known as “rat trap” which, because the
bricks are laid on their side, forms an insulating cavity. Most of the older residential
properties are in the centre of the village. However, there are a small number outside the
settlement area originally built to house farm workers. Examples of such cottages can be
found on New Road and Broad Street. There are also some barn conversions of timber
construction and some modern buildings with timber cladding.

Flemish Bond

Rat Trap Bond

Figure 5 Brick Bonds found in Clifton
3.5.3

The development called “The Bilberries” is an area of semi-detached houses and
apartments. This development was built by Biggleswade Rural District Council in 1970.
The apartments are constructed as five, three storey blocks. The blocks are brick and
reinforced concrete and three have balconies and distinctive multi-ridged roofs. This type
of building is unique to Clifton in both style and height and is not considered to be in
keeping with the overall built environment of the village.

3.5.4

The key defining build characteristic of Clifton is a core mix of old, (100 years or greater),
mostly terraced houses, larger post-war houses and late twentieth century estates. These
estates are, over time, forming their own character as owners individualise their properties.
There are few bungalows. More recently, the individuality of the village has begun to
change, with the arrival of new developments which owe little to the intrinsic characteristics
of Clifton and much to identikit styles replicated throughout the United Kingdom.

3.5.5

At the centre of the built environment is Clifton Conservation Area. The Clifton
Conservation Area Appraisal was published by Mid Beds District Council (now Central
Bedfordshire Council) in March 2004 (see Appendix F References). The Appraisal states:
“There is no dominant architectural style or use of materials. Roofs are generally clay
tiled or natural slate and there are no thatched properties within the conservation area
which is surprising bearing in mind Clifton’s agricultural past. Both yellow and red brick
are used throughout with some properties displaying both types whilst render, exposed
timber frame and painted brickwork are also in evidence.”

3.6

Layout

3.6.1

The natural centre of the village is a triangular area containing a duck pond, the Admiral
public house and the war memorial. Roads radiating from here include Grange Street
heading north west, Church Street heading north east, Broad Street heading east,

Draft Clifton Neighbourhood Plan

Page 16 of 116

Date: 10/12/2021

Clifton Character Assessment
Shefford Road heading west and New Road heading south. The settlement area is located
centrally within the Parish.
3.6.2

The centre and its immediate surroundings have remained relatively undeveloped over
the last 100 years and provide a mixture of building styles. Until recently the area south of
Broad Street and Shefford Road was almost exclusively open farmland. Within the last ten
years however, a substantial portion of this area has been, and is continuing to be,
developed for residential housing. New developments of 95 and 22 homes are being
constructed and are due to be completed in 2022. A further 54 new homes will be
constructed when reserved matters obligations are completed.

3.6.3

Church Street, the main thoroughfare running north-south through the village, divides the
northern section of the village into eastern and western halves. The area immediately west
of Church Street and north of the village centre has seen little modern building
development and remains open farmland. To the east of Church Street, lies a modern
residential development including housing, a well-equipped community hall, a recreation
ground and children’s play area. Houses here form the eastern boundary of the village.

3.6.4

There is a small development of late 20th century residential housing named Clifton Fields
at the western edge of the parish. The boundary between Clifton and Shefford used to be
the River Flit, meaning that a large part of what is now Shefford used to be part of Clifton
and was known by such names as Clifton Fields and Shefford End. The present boundary
lies immediately to the west of 228 Shefford Road and was established in 1933.

3.7

Routes

3.7.1

The only major A road passing through the parish is the A507 with one direct access point
to the village at New Road which is a minor road connecting directly with the village centre.
It is unsuitable for large volumes of traffic or heavy vehicles. Shefford Road and Broad
Street form a west-east route through the village. Minor roads crossing the parish
boundary are Stanford Lane to the north-west of the village and Stockbridge Road to the
north-east. All other roads start and finish within the Parish.

3.7.2

Shefford Road/Broad Street was, before the construction of the A507 bypass, the primary
east/west route carrying traffic through Clifton between the M1 and the A1. Shefford Road
is wide throughout most of its length with raised pavements on both sides. It commences
at the parish boundary west of the Samuel Whitbread School and concludes at the village
centre.

3.7.3

There is housing, in addition to the Academy frontage, on either side of the road except
for approximately half a mile east of its junction with Pedley Lane. For this distance it is
bounded by wide verges and open countryside after which there is continuous housing,
mostly built post 1920, consisting of detached or semi-detached homes with spacious front
gardens. Once out of the village centre and heading east towards Henlow the road, now
called Broad Street, widens before leaving the parish through verges and open country.

3.7.4

The only route heading south from the village centre is provided by New Road, formerly
called Lime Lane, a minor road with a few well-established houses and access to a modern
housing development, (Herberts Meadow), followed by the entrance to Clifton Park Homes
before reaching its junction with the A507 by-pass road. Just prior to this junction there
are two large houses with spacious gardens.

3.7.5

Grange Street runs from its junction with Broad Street at the village centre in a northerly
direction before sharply bending west to become Pedley Lane. This curves slightly
southwards to re-join Shefford Road a half mile east of the parish boundary. Throughout
its length it is narrow. Grange Street has raised pavements alternately on either side.
Pedley Lane has a narrow, raised pavement on its southern side only. North of the village
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pond the western side of Grange Street borders land and property known as the Grange.
The remainder of Grange Street contains a mixture of residential buildings. On the bend
at the start of Pedley Lane is a track heading north which did at, one time, provide rear
access to Clifton Manor.
3.7.6

Pedley Lane contains residential housing on its southern side for almost its entire length.
Apart from a short distance after leaving Grange Street its northern side is open to
farmland and contains a number of farm access points. Pedley Lane and Grange Street
provide a route to access areas north of Broad Street from Shefford Road.

3.7.7

Church Street starts at its junction with Broad Street and continues north across its junction
with Stanford Lane and Stockbridge Road until it reaches Clifton Bury at the northern built
edge of the village. It has a wide carriageway with a continuous raised pavement on the
eastern side and a footpath, designated by road markings only, on its western side. North
of the Stockbridge Road/Stanford Lane junction there is no designated footpath on either
side. From this point it is known locally as “The Baulk” (pronounced “Bork”). Church Street
is described in the Conservation Area Appraisal as having a ‘leafy character’.

3.7.8

Stockbridge Road runs in an easterly direction from its junction with Church Street to the
eastern parish border at Stockbridge Farm. The carriageway width is average and within
the village there are raised pavements on both sides. At the end of the built-up area the
pavement on the northern side finishes and on the southern side has been widened for
use by pedestrians and cyclists.

3.7.9

Stanford Lane runs in a westerly direction from its junction with Church Street with housing
on both sides for a short distance after which it reverts to being a country lane, narrow with
grassed banks both sides. It crosses the Parish border at a small bridge over the River
Ivel.

Figure 6 Leafy routes through Clifton Village

3.8

Residential Buildings

3.8.1

Clifton Manor was established prior to 1086 and was held by the Bishops of Lincoln. The
manor house was built in the 17th Century and located in an area between Stanford Lane
and Pedley Lane not far from the present course of the river. It is believed Clifton Manor
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was the seat of the Manor of Clifton Lacies. According to the OS map of 1883 the house
was known as Clifton Lodge, by 1923 it had become Clifton Manor. It was briefly converted
into an hotel during the 1920s. In January 1952 the building was listed as Grade II of
special interest by the Ministry of Works. The original structure is timber framed whilst the
newer 19th century addition, known as the Court House, is in yellow brick. The buildings
now existing on this site have been converted into residential accommodation, cannot be
seen from public roads and are accessible only by a private track leading from Stanford
Lane.

Figure 7 Clifton Manor in the 1920s (left) and Clifton House (right)
3.8.2

Opposite the church in Church Street is one of Clifton’s largest historic buildings, Clifton
House. Dating from 1708, this Grade II listed building was the site of the first rectory with
land extending from Whiston Farm to the site of the present Golden Lion public house.
Most of this land has since been used for building development. It became a private house
in 1890 and was occupied by a Captain St. Quentin. During the first and second World
Wars it was used to billet members of the armed forces. Currently, Clifton House is derelict
and is being converted into residential apartments. It retains a number of outbuildings, of
which one, located 25 metres north of the main building, is also Grade II listed.

3.8.3

In the village centre, on the corner of Broad Street and Grange Street adjoining the pond
is probably the smallest of Clifton’s historic detached dwellings. This is the one remaining
pair of two pairs of alms cottages for widows, called Pisgah Cottages, built by the Baptist
minister, Septimus Sears in 1871. One pair was demolished in the 1940s. The remaining
pair, now converted into a single cottage, is Grade II listed (see Figure 8 (left)).

3.8.4

Northwards on the left in Grange Street are two 17th - 18th century rendered timber framed
houses. The adjoining first house has exposed timbers with red brick infill. This house was
extensively restored in the 1930’s. All three are Grade II listed (see Figure 8 (right)).

Figure 8 Alms Cottages (left) and Timber Framed houses Grange Street (right)
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3.8.5

Pedley Farmhouse is at the northern end of Grange Street. Most of its farmyard and farm
buildings have been demolished and replaced by a modern residential housing
development. Number 12A Grange Street was once the site of the “Harwoods Mineral
Water Factory” which supplied carbonated mineral water of various flavours to local
surrounding villages. It was in business from about 1880 until 1947 with a forced break
from 1941 until 1945 because sugar was rationed. Its family owners occupied The White
House which stands in a prominent position nearby.

3.8.6

Link Way is a small road between Grange Street and Broad Street was formerly known as
“Factory Row” because the factory office was located in what is now no 12 Link Way. Link
Way is named after William “Link” Sale, who lived there and not, as is often believed,
because this road provides a short route between Broad Street and Grange Street.

3.8.7

On the eastern side of Church Street is Clifton House Close a small 20th century neoGeorgian development of 17 houses built on land once part of the Clifton House grounds.
North of Clifton House is a gated development containing four large houses,
sympathetically designed in brick with tiled roofs, positioned within the wall which
previously bordered Clifton House grounds. The final house on this side of Church Street
before its junction with Stockbridge Road was once Whiston Farm House and is now a
family residence.

3.8.8

On the western side of Church Street, a mixture of buildings includes two of the five Clifton
rectories as well as Holly Cottage and Clifton Cottage both with recorded histories dating
back to the 17th and 16th centuries respectively. Holly Cottage is Grade II listed and was
used as a Quaker meeting house until 1764 and there is a Quaker burial ground in the
area. Clifton Cottage was originally two cottages, and the deeds go back to 1638. There
are now several modern individual designer dwellings in Church Street (see Figure 9 (left)).

3.8.9

Number 23 Church Street was originally a Baptist Chapel built by a Mr. Lenton and locally
known as “Sore Finger Chapel” because he was a straw plait merchant by trade. Straw
plaiting was important to many women and children in Clifton who earned much needed
extra money by weaving the wheat straw into ½ inch wide plaits which caused sore fingers.

3.8.10

To the east of Church Street are several extensive mid-20th century residential
developments built on what was previously Church land. Whilst each development has its
own character, overall, the eastern side of Clifton is comprised of a mixture of housing
types. The roads from Broad Street to Stockbridge Road are Newis Crescent at the
southern end and Brickle Place at the northern end. Newis Crescent and the adjacent,
smaller roads are mainly semi-detached. Brickle Place contains a combination of terraced
and semi-detached homes. Many of these homes have been extended by their owners.
The last built area on the north-eastern edge of Clifton is a new estate, Stockbridge Close.
This small estate of modern, brick-built houses is a combination of terraced and 2½ storey
houses.

3.8.11

North of Stockbridge Road and Stanford Lane is a mixture of residential housing including
early farmworkers’ cottages and the workhouse in Bath Place, a Victorian terrace and a
unique Victorian detached house (Hawarden Cottage) in Church Street, 20th century
housing in Lychmead, Sears Close and Stanford Lane. Further east on the north side of
Stockbridge Road is a row of early 20th century houses followed by a group of housing
association dwellings in Bilberry Road. The latter consist of a number of semi-detached
houses together with five apartment blocks of which three are of unusual appearance,
being three storeys with multi-ridged roofs and balconies to the upper two storeys.
Construction of a further seven affordable houses is currently underway adjacent to the
area (see Figure 9 (right)).
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Figure 9 Modern Design Church Street (left) and Bilberry Close (right)
3.8.12

At the northernmost end of Church Street are Clifton Farm and Clifton Bury Farm. Both
have their origins in the early 17th century. Clifton Farm is no longer a working farm and
survives only in the form of outbuildings and barns, now converted into executive homes.
(see Figure 10 (left)). Fourteen new homes are currently under development on grazing
land which was formally part of Clifton Farm. Of these, seven are executive houses and
seven affordable. Clifton Bury Farm remains a working enterprise with some outbuildings
now converted into commercial units for small businesses. Both the farm and the
outbuildings are located a short distance west of the upper end of Church Street.

3.8.13

South of Shefford Road and west of New Road is a development of houses completed
within the last five years and known as Herbert’s Meadow (see Figure 10 (right)). This
development consists of a mixture of detached, semi-detached and terraced homes. The
larger houses at the entrance to the development are 2½ storeys. A development of 95
homes on the eastern side of New Road is expected to be completed spring/summer 2022.

Figure 10 Clifton Farm Exclusive Development (left) and Herberts Meadow (right)

3.9

Buildings for Worship

3.9.1

The present All Saints Church dates from the early 14th century and was significantly
rebuilt in 1862. The church is built of coursed rubble, mostly ironstone, with some ashlar
facings and is accessed from Church Street. On the south and east sides of the church is
a graveyard with a second, more extensive graveyard to the west. The rectory is a modern
building situated in Rectory Close off Stanford Lane. The previous two rectories were
Clifton House and The Old Rectory. The Old Rectory was built in 1890 on ground now
partly occupied by Rectory Close and demolished in 1974. Sir Frank Whittle, inventor of
the jet engine rented part of the house whilst he was stationed at RAF Henlow.
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3.9.2

The Strict Baptist Chapel (Clifton Baptist Chapel) is an imposing building standing back
from its entrance on Broad Street. Built in 1853 from Arlesey White bricks it has a large
graveyard on the north, south and west sides of the building.

Figure 11 All Saints Parish Church (left) and Clifton Baptist Chapel (right)
3.9.3

The Providence Baptist Church is a small building located on the corner of Chapel Close
and Shefford Road. It was built in 1936.

3.10

Buildings for Community Use

3.10.1

Clifton Community Centre is positioned at the end of Whiston Crescent. It is a modern,
open aspect, brick built, single story building with a room large enough to hold meetings,
exhibitions and social gatherings. It has a badminton court painted on the floor of the main
hall. There are changing facilities and showers for use by hirers of the playing fields. The
Centre is owned and managed by the Parish Council and is available for hire to groups or
individuals. There is a large car park.

3.10.2

The Church Hall was built in 1931 and is located adjacent to the All Saints Church western
graveyard. Its entrance is on Stanford Lane. It is a brick building with a grey tiled roof and
features a stage and a number of small rooms in addition to the main hall with limited offroad parking. It is available for hire (see Figure 12 (left)).

Figure 12 All Saints Church Hall (left) and Clifton All Saints Academy (right)

3.11

Schools

3.11.1

Clifton All Saints Academy is currently a lower school situated close to the village centre
at the southern end of Church Street (see Figure 12 (right)). The original school, All Saints
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Parochial School, was built in 1859. The present school was built in 1981 and teaches
children from ages 4 to 9 years. In 2021/22 the building is being enlarged, in part due to
its age, but primarily to accommodate the change from three tier to two tier as part of
CBC’s Schools for the Future programme, due to take place in 2022. The Academy has a
large playing field area at the rear. Access to the school results in severe traffic congestion
in Church Street at the beginning and end of each school day.
3.11.2

Woodlands pre-school is in the grounds of All Saints Academy and provides out of normal
school hours care for both school and pre-school children. It shares an entrance with All
Saints Academy but has an alternative entrance via the playing field onto Rookery Walk.

3.11.3

Samuel Whitbread Academy is an upper school located close to the western parish
boundary with Shefford. It was opened in 1970 and caters for around 1,800 students aged
between 13 and 19 years. It is planned to be extended in 2023 with the aim of
accommodating students of all ages up to year 13.

3.12

Commercial Buildings

3.12.1

Close to the village centre on Shefford Road, a “Tesco Express” convenience store is very
popular with village residents, in part due to its willingness to contribute to village events
and the store management’s communication with its customers through social media. The
store incorporates a Post Office facility. The store frontage is set back from the road
leaving sufficient parking for about 12 vehicles. Originally a small family run business, it
has a flat above. There is a privately owned ladies hair stylist next door.

3.12.2

In Broad Street, east of the village centre, is a family-owned filling station and small shop.
Next to this is a vehicle garage and workshop with a car sales business. At the north end
of Church Street, in the area known as Clifton Bury Farm is a small business park hosting
six small commercial enterprises. Close to the village centre, in Church Street, is a familyowned high-end butcher and delicatessen established in 1939.

3.12.3

The Golden Lion public house is in Church Street (see Figure 13 (left)). There is a space
at the front of the building for a few outside tables and an area to the side for off-road
parking, also used during school term time by parents dropping off or collecting their
children. Behind the building there is a garden with an outdoor family area. There are
records showing the existence of a public house on the site licensed prior to 1775. The
car park also hosts a bottle bank and charity bins. It is currently a tied house.

3.12.4

The Admiral public house is sited in the centre of the village on the small triangular piece
of land bounded by Link Way, Broad Street and Grange Street (see Figure 13 (right)). It
was first licensed as a Public House in 1867. The building was a cottage, outhouse and
pigsty in the first half of the nineteenth century. It was first opened as a public house in
1867. It is currently a free house.

3.12.5

The Clifton Cuisine Indian Restaurant is situated at the corner of Newis Crescent and
Broad Street and offers restaurant meals and a take-away service. The building was
formerly the Fox and Duck Public House, first licensed in 1840.

3.12.6

On the north-western edge of Clifton Parish at the end of a drive leading from Hitchin Road
is Wren Business Park housing four medium sized commercial enterprises.

3.12.7

On Hitchin Road, between Wren Business Park and the parish boundary with Shefford are
four small establishments; a dental surgery, a car shop, a used car showroom; and a
special needs resource centre.
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Figure 13 The Golden Lion Public House (left) and The Admiral Public House (right)

3.13

Open Spaces for Public Access

3.13.1

Within the built-up area of the village there is a playing field with a football pitch, a pétanque
court and children’s play area owned and managed by the Parish Council. This forms part
of the Community Centre and is accessible from Whiston Crescent and Newis Crescent
and, by using the footpath, from Church Street. There are children’s play areas on
Fairground Way, Clifton Fields and Herberts Meadow estates.

3.13.2

North of the built-up area, farmland containing public footpaths, permissive footpaths and
bridle paths, was made available for public access by Clifton Bury Farm under DEFRA’s
Countryside and Environmental Stewardship schemes.

3.14

Landmarks

3.14.1

Clifton is one of the few villages to have retained its village pond. Although the pond was
originally used as a communal place where cattle and horses could be led in order to drink,
it is now a village amenity, registered as the village green under the 1965 Commons
Registration Act and maintained by the Parish Council. From Shefford Road, the view of
the pond, its surrounding trees and buildings, although changed over time, remains an
attractive feature of the village.

3.14.2

The canopied pump and war memorial are distinctive features of the village, maintained
to a high standard by parish volunteers. The pump was once the primary supply of water
for villagers. The canopy was added in 1881 but by 1912 the pump was no longer needed
as the village had by then been connected to mains water. The war memorial was added
and dedicated on March 19th, 1922.

Figure 14 Village Pond (left) and War Memorial (right)
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3.15

Streetscape

3.15.1

At the parish boundary Shefford Road is wide with spacious, hard surfaced raised
walkways and houses set well back from the carriageway. Speed bumps are positioned in
the vicinity of the Samuel Whitbread upper school with a 20mph limit imposed during
school opening and closing times. At the village centre, the pathways become narrower,
and the suburban nature of the road becomes a typical village road with less space
between the older properties. The road is renamed Broad Street from this point eastwards.
On leaving the village the road returns to its more open aspect with trees, a raised
pavement and a wide grass verge in front of a stream on its south side and a narrow,
raised path on the northern side. This narrow pavement is retained as the road enters
open countryside and leaves the parish, but no walkway remains on the southern side.

3.15.2

Grange Street runs north from its junction with Shefford Road having tall willow trees and
the village pond on its western side and a triangular grassed area on the opposite side
where it joins Church Street. It continues north until it turns sharply west and becomes
Pedley Lane. The grassed areas have trees, both old and newly planted, and tubs
containing flowers maintained throughout the year by volunteer residents. A wooden
bench has been installed next to the pond as well as plant containers encircling the lamp
standards along Church Street and Grange Street.

3.15.3

Apart from a short section at its southern end, Church Street is wide and straight, tree
lined with a raised narrow footway on its eastern side and a historic footway indicated by
road markings only on the other side. The combination of the aspect, the church, the
mixture of old and new spacious housing and the soon to be rejuvenated Clifton House
together make it an iconic feature of the village.

3.15.4

Whiston Crescent, Brickle Place and Newis Crescent connect Stockbridge Road and
Broad Street and provide access to and within a 1960s development of houses and
bungalows.

3.16

Green and Natural Features

3.16.1

Within the central area of Clifton village, the pond, surrounding trees and grassed areas
have a natural appearance and are maintained to a high standard by volunteers and the
Parish Council.

3.16.2

Outside the village itself the River Ivel forms part of the Parish boundary. Some of it is
accessible by footpaths. The section downstream of Clifton Bury Farm is well maintained
and contains Stanford Lock, a feature of historic interest. The section through Clifton Bury
Farm is not accessible to the public. Upstream of the bridge at Stanford Lane the river
footpath is poorly maintained as far as the Shefford Parish boundary.

3.17

Summary

3.17.1

In common with many other small communities in the country, Clifton is a complex mixture
of old and new. This is true of its built character, its heritage and its residents. All have
positive and sometimes negative aspects, but the one thread running through Clifton is its
community and the spirit that emanates from it. The old, historical parts of Clifton are
lovingly maintained and preserved by willing Cliftonians. The newer additions are being
linked to the old by clubs, societies and organisations. Whilst the agricultural uses of the
landscape are becoming less important, the environment surrounding Clifton and its
wildlife is being preserved and enhanced by those who have a genuine concern for it. The
future of Clifton may be different from its past but should be no less valued and cherished.
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4

Vision and Objectives

4.1

Vision

4.1.1

The Vision of this Neighbourhood Plan is:

Clifton will continue to be clearly defined in its rural setting. The
community spirit in the village will be retained whereas we will share
facilities and services with our close neighbours, Shefford, Henlow and
Langford. Over the plan period, Clifton will preserve its scale and
character whilst enhancing its diverse built form and identify new
development opportunities. These will be in or adjacent to the village,
guarding against inappropriate development in the surrounding
countryside and meeting local housing needs. The most treasured
green spaces and the wildlife they support will be protected. It will be
a place where all residents can enjoy living safely, with facilities and
infrastructure to support their daily activities.
4.2

Objectives

4.2.1

The following objectives are derived from the vision statement:
A. Maintain the physical separation of Clifton from nearby villages and ensure the village
continues to be seen in its rural setting
B. Retain the sense of community and strong community spirit
C. Maximise accessibility, using sustainable transport, between Clifton and its
neighbouring villages to share facilities and services
D. Identify new development opportunities which preserve Clifton’s scale, character and
heritage, and enhance its diverse built form
E. Provide guidelines for the provision of new homes to meet local housing needs including
size, location, affordability, single level living and Lifetime Homes
F. Designate Local Green Spaces and provide new green infrastructure (GI) which
supports wildlife and biodiversity
G. Highlight safety issues and design projects to improve safety, particularly for young
people
H. Expand health provision including more opportunities for healthy exercise
I. Improve the choice of leisure and recreation facilities for the enjoyment of the community
J. Provide the infrastructure necessary to support existing homes, businesses and those
who work from home.
K. Identify, preserve and enhance heritage assets.

4.3

Policies Mapped to Objectives

4.3.1

The following table shows how the policies in the remainder of this document help to
achieve the objectives above.

Draft Clifton Neighbourhood Plan

Page 26 of 116

Date: 10/12/2021

Vision and Objectives

Neighbourhood Plan Objectives
(abbreviated)

Neighbourhood Plan Policies

1. A. Maintain separation and rural setting

CPV1, CPCL2 and GI Plan

2. B. Retain sense of community
3. C. Maximise accessibility

CPCL1, CPCL2, CPCL3, CPCL4, CPNE2,
CPIM1 and GI Plan
CPCL1, CPNE2, CPTT1 and CPIM1

4. D. Identify new development opportunities

CPH2, CPB1, CPCL3 and CPIM1

5. E. Provide guidelines for building new homes

CPH1, CPH2 and CPB1

6. F. Protect existing and provide new GI

CPCL2, CPCL4, CPNE1 and CPNE2

7. G. Improve safety particularly for young people

CPTT1 and GI Plan

8. H. Expand health provision
9.
10. I. Improve choice of recreational facilities
11.
J. Provide infrastructure to support businesses

CPCL3, CPCL4 and CPIM1

K. Identify, preserve and enhance heritage
assets

CPCL1, CPCL4 and CPIM1
CPB1, CPCL3 and CPIM1
CPHE1 and CPHE2

Table 3 Policies Mapped to Objectives

Figure 15 All Saints Church (Shelia Ashton)
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5

Development Strategy

5.1

Introduction

5.1.1

Clifton lies outside the area of Green Belt, which covers the southern and western parts
of Central Bedfordshire. Nevertheless, CBC recognise the importance of preserving the
separate identities of village communities. The Local Plan specifically mentions the case
of Clifton and Shefford where the communities and built-up areas are already linked but
where further development in the gaps between the settlements that remain would harm
the separate character of those communities. The green gap between Clifton and Shefford
settlement envelopes (see Figure 16) is defined as an ‘Important Countryside Gap’ (CG14)
which will be maintained by Policy SP5 in the Local Plan.

5.1.2

Clifton Neighbourhood Plan designates part of this green gap between Clifton and
Shefford as a Local Green Space (LGS 4) (see Figure 30) in Policy CPCL2, to add weight
to Local Plan Policy SP5.

Figure 16 Green Gap between Clifton and Shefford
5.1.3

The Local Plan designates a second Countryside Gap (CG13) between Clifton and
Henlow. This extends both north of the Stockbridge Road, south across the fields and
takes in the single field separating Clifton and Henlow south of Broad Street.

5.1.4

The Local Plan categorises Clifton as a ‘Large Village’ and proposes an extension to the
village on New Road, Policy HA1: Small and Medium Allocations (Site ref HAS10). Mixed
use development is also proposed at RAF Henlow. However, the development site itself
is outside Clifton Parish.

5.1.5

From the local perspective, the Neighbourhood Plan considers the availability of housing
in and around Clifton, recent planning permissions, planned housing developments, and
the projected need for Clifton. The development strategy for new homes in Clifton is based
on the responses to various consultation exercises with residents.
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5.2

Background to Housing Strategy

5.2.1

Clifton is a village of 1,389 dwellings, confirmed by a manual housing count carried out in
September 2019 and updated in September 2020. This compares to a figure of 1,200
identified in the 2011 Census, representing a growth of 189 (15.75%) homes over a nineyear period. The breakdown of house types in the 2011 Census is 40% detached houses
(much higher than the average in Bedfordshire of 28.2%), 33.1% semi-detached, 15.5%
terraced houses, 6.4% flats (much lower than the average in Bedfordshire of 11.7%). Park
homes make up 4.9% of homes, which is high by comparison with the average for
Bedfordshire of 1% and a national average of 0.4%. The 2011 Census also provides
details of tenure, with about 78.8% of homes under owner occupation, about 7.8%
privately rented and 13.4% socially rented. These percentages are close to the national
average but with a higher percentage of owner occupation. The Census results can be
viewed in full at:

https://www.centralbedfordshire.gov.uk/migrated_images/clifton_tcm3-13785.pdf
5.2.2

Clifton has a historic core which is centred on Church Street, Grange Street, New Road,
Shefford Road and Broad Street. Later developments between the wars and post war
increased the size of the village. More recently, changes to working patterns, combined
with high house prices in London and the village’s good transport links to London, have
fuelled the expansion of Clifton and neighbouring settlements. The expansion of the village
is resulting in development of open and agricultural land to all compass points and is
eroding the separation between Clifton and its neighbours Shefford and Henlow.
Development has also taken place on infill sites, such as large back gardens and
redevelopment of former farm or industrial buildings.

5.2.3

Central Bedfordshire Local Planning Authority can currently demonstrate that they have
an achievable five-year land supply as required by the National Planning Policy
Framework.

5.3

Assessment of Housing Need

5.3.1

In preparing a Neighbourhood Plan, the housing need for each parish must be assessed.
The responsibility for providing a housing need figure falls to the local authority, in our
case Central Bedfordshire Council (CBC).

5.3.2

CBC was consulted to establish best practice for agreeing a housing need assessment for
Clifton. CBC did not have a suitable method of calculating housing need for individual
settlement areas and offered to consult and offer a solution. The formula offered is based
on the windfall element of the Local Plan (Policy SP7: Windfall Development) as follows:
Clifton Housing Need = (Average annual windfall – 40%) x years remaining in Local Plan.
(7 - 40%) x 15 or 4.2 x 15 = 63 homes over 15 years or 4 homes per annum.
[There were 70 windfall homes were built between 2007/08 and 2016/17. (Source CBC).
Therefore, the average annual number of windfall homes is 7 over the 10-year period.]

5.3.3

Their calculations are based on an average of ten year’s windfall evidence. The windfall
allowance forms part of the strategy for the delivery of housing in Central Bedfordshire. To
ensure there is not an over-reliance of windfall delivery a reduction of 40% is made.

5.3.4

However, using windfall as a basis for calculating a future local housing need figure did
not appear to the Neighbourhood Plan Steering Group to provide compelling evidence that
the resulting figure would be defendable. Alternative options to corroborate this calculation
were investigated.
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5.3.5

After much consideration the steering group decided to use the Governments Standard
Method (Housing Need and Economic Assessment published 20th March 2015 and revised
22nd July 2019), designed to determine the housing need for each local authority. Baseline
information used for this calculation was sourced from the Office for National Statistics.

5.3.6

The Standard Method applies as follows:

Formulae:
•

Minimum Annual Housing Need = Adjustment Factor x Projected Housing Growth.

•

The Adjustment Factor is defined as ((local affordability ratio - 4) ÷ 4) x 0.25 +1

•

Projected Housing Growth is derived from the Office for National Statistics: Table 406:
Household Projections, mid 2001 to mid 2041 for Central Bedfordshire.
Data used:

•

10-year Baseline 2020 (119,841) to 2029 (132,587) = 12,746 (Source: ONS Table 406:
Household Projections, mid 2001 to mid 2041 for Central Bedfordshire). This is a
10.63% increase in homes for the authority’s area.

•

1st year Baseline = 1,275 (10-year Baseline ÷10).

•

Median Affordability Ratio = 10.36 (Source: ONS Table 5c: Ratio of median house price
to median gross annual workplace-based earnings, by Local Authority District, England,
1997 to 2018).

•

Number of dwellings in Central Bedfordshire = 119,841 (Source ONS Table 406:
Household Projections, mid 2001 to mid 2041).

•

Number of dwellings in Clifton = 1,389 (Source: manual house count by street).
Calculation:

•

Adjustment Factor = ((10.36 - 4) ÷ 4) x 0.25 + 1 = 1.3975

•

Minimum Annual Housing Need for Central Bedfordshire = 1.3975 x 1,275 = 1,782

•

As a proportion of dwellings in Central Bedfordshire, Clifton represents 1.16% of the
total housing stock.

•

1,389 ÷ (119,841 ÷ 100) = 1.16%

•

Applying this percentage to the Minimum Annual Housing Need for Central Bedfordshire
as a whole, provides a Minimum Annual Housing Need figure.
Minimum Annual Housing Need for Clifton:
1,782 x 1.16% = 20.67 or 21 dwellings per annum.
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5.3.7

The Standard Method calculates slightly more than 5 times the figure calculated using the
formula provided by CBC but is considered to be more robust and defensible in the face
of increasing development pressure. The Standard Method was therefore chosen as being
a more robust calculation on which the Neighbourhood Plan land requirements, of 21
dwellings per annum, are based.

5.3.8

Due to the uncertainty of housing requirements following Brexit and the Covid 19
Pandemic, the Housing Need for the Neighbourhood Plan Area is only relevant for a tenyear period between 2020 and 2029 inclusive rather than for a 15-year period. Accordingly,
Clifton requires 210 new homes to be built between 2020 and 2029.

5.3.9

The rationale driving this decision is the degree of difficulty foreseeing Clifton’s
requirements for a period exceeding ten years. The housing need will be reviewed at each
Neighbourhood Plan review stage and revised in accordance with Government legislation
and the current Borough and community need at that time.

5.3.10

If there is an appropriately identified and evidenced future need to find additional housing
in Clifton, over and above the 210 identified, the Parish Council will work proactively with
CBC and the community to try to manage and shape growth. An example would be a Rural
Exception Site. However, due to the significant numbers of affordable housing newly
constructed, being built or with planning permission in Clifton and the scarcity of rural jobs
close to the village, it is unlikely that such a development could be justified.

5.4

Current and Planned Housing Development

5.4.1

Whilst the Central Bedfordshire Local Plan was being drafted, Clifton was subjected to
considerable developmental pressure. The planning applications for Clifton, under
construction in 2021, are listed in Table 4.

CBC Ref

Name

Location

No. of Homes

15/02733

Land off Hitchin Lane

New Road

95

16/04833

Clifton Park

New Road

29

17/04833

The Paddocks

New Road

25

18/00192

Clifton Farm Barns

Church Street/ Bilberry Road

14

18/01099

Broad Street

Broad Street

80

18/01628

End of Hitchin Lane

Hitchin Lane

22

19/02232

Clifton House

Church Street

12

Total

277

Table 4 Homes Recently Approved or Currently Under Construction
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5.4.2

The total of 277 new homes shown in Table 4 represents an increase of 19.94% in Clifton’s
housing stock, which will probably be delivered in a 3-to-5-year period. This is nearly
double the predicted 10.63% increase over a ten-year period identified by ONS for Central
Bedfordshire (Source: ONS Table 406: Household Projections, mid 2001 to mid 2041 for
Central Bedfordshire). If this rate of development is sustained over the full ten years, the
increase in homes in Clifton will be between 4 and 6.6 times the anticipated average
growth for Central Bedfordshire and about 3 times the rate of growth for the previous 9
years (see paragraph 5.2.1).

5.4.3

Two proposed schemes are part of the Local Plan housing allocation for Clifton and are
awaiting decisions pending agreement on obligations. These are listed in Table 5.

CBC Ref

Name

Location

No. of Homes

Status

18/01518

HAS10(Part)

New Road

25

Awaiting decision

18/04067

HAS10(Part)

Fairground Way

20

Awaiting decision

Total

45

Table 5 Housing Allocations in Local Plan
5.4.4

The number of homes currently approved, awaiting approval or under construction is 322.
This will increase the number of dwellings in the village by 23.18%.

5.4.5

In addition, a limited amount of windfall/infill applications, which would be subject to the
normal planning process are expected. Historically this has been about 7 homes per year,
however opportunities for further small-scale infill developments will tend to diminish over
time as the available space is built on.

5.4.6

The calculated housing need figure for Clifton of 207 homes over ten years (20.67 x 10
years) is exceeded by the nine housing schemes approved or under construction, set out
in Table 4 and Table 5 above. The Housing Need figure for Clifton for the next ten years
has been met and there is no requirement to allocate further sites.

5.4.7

However, the Village Survey identified specific types of housing which are currently in
short supply to satisfy the requirements of the current population. This is explored in detail
in section 5.7 Site Identification.

5.5

Survey Findings

5.5.1

The survey carried out for the Neighbourhood Plan revealed the vast majority of the village
feel there is no immediate requirement for further housing development. When asked for
their opinion of the statement “There is a need for new houses in the village over the next
three years”, 74.3% of respondents disagreed or strongly disagreed, whilst 13.2% strongly
agreed or agreed (See Figure 17).

5.5.2

Despite the negativity shown towards the prospect of new housing, if new developments
were to be approved, most took the view that small houses, housing for key workers,
housing suitable for retired or less physically able people and affordable housing were
preferred, provided that the developments were sympathetic to the village. The ranking of
these preferences can be seen in Figure 18.
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Figure 17 Need for New Homes

Figure 18 Type of New Homes
5.5.3

5.5.4

Respondents to the survey were asked “What types of developments do you think are
appropriate to accommodate any new homes?” The consensus was that:
•

Recent development had exceeded desirable levels and

•

Should further expansion occur, larger developments were least popular, with infill and
small-scale sites being more acceptable.

The need for housing suited to retired and less physically able persons (see Figure 18)
accords with ONS projections for growth of households largely being for single people over
the age of 65 (ONS 2016 Household Projections in England). Much of the currently
planned development in Table 4 and Table 5 does not match this profile. Provision of
smaller homes, such as terraced housing would be more suited to Clifton’s needs.
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5.5.5

As an ageing population seeks to move into housing better suited to their physical
capabilities and desires to ‘downsize’, this will release housing more appropriate for those
with growing families. In turn, those families will move out of smaller affordable homes
thus releasing them for the benefit of younger and first-time buyers, improving movement
up and down the property ladder. The charts below indicate the type of developments
respondents to the survey believed were appropriate to Clifton.

Figure 19 Type of Developments Needed

5.6

Design Guidance

5.6.1

Clifton has been in existence for over 1100 years and architectural style, materials and
layout of buildings have naturally evolved over that time. Whilst the earlier buildings have
mostly disappeared, a small but significant part of Clifton’s housing stock is up to 200 years
old. They were designs of their time, ranging from grand houses for wealthy landowners
to small, terraced homes built to accommodate agricultural workers. More recently, as
lifestyles changed and people became more mobile, houses were constructed to
accommodate the post-war population boom who were less directly connected to the
immediate locale. The range of ages and styles help form much of Clifton’s unique
character.

5.6.2

Buildings soften as they age, developing character as owners leave their own mark on the
fabric of the houses they occupy. It is therefore not unreasonable to assume the newest
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estate houses, popularly derided as soulless, could, as they age, also develop a character
of their own. Nevertheless, this assumption should not be used to encourage a lack of
imaginative design, nor a deficiency of style. New homes should use the existing village
housing stock as a guide instead of adopting a national or corporate template. It is not
desirable to stifle innovation. However, new houses can be designed using brickwork
sympathetic to that used locally, whilst roof tiles can similarly be replicated. Walls faced
with black clapperboard have recently been used in new estates and are an unwelcome
intrusion onto the village streetscape. They should not be used as a cheap substitution for
local rendering styles or brickwork. Brickwork styles should be varied from the national
English Bond and different designs used, particularly Flemish Bond much used elsewhere
in Clifton.
5.6.3

Building design should not stop at the front door. The street scene is equally, if not more,
important. One way of integrating the new with the old is to look carefully at the existing
roads and pathways in Clifton and pay homage to what is there, replicating what is
possible, whilst sympathetically adding what is now considered necessary. Street scenes
should be designed to blend as seamlessly as possible into those already in existence,
using the older streets in the central conservation area for inspiration. Street furniture
should include replicating the black lampposts used throughout the village. (Heritage style
in the conservation area and more modern elsewhere). Side roads, particularly cul-desacs, should be designed to encourage children to play traditional street games, (football,
cricket, hopscotch etc.), safely outside.

5.6.4

The Parish Council endorse the CBC design guide principles, in particular, that new
structures should match surrounding existing properties in terms of materials, proportions
and styles. Comprehensive design guidance for residential extensions and new build
property is provided by CBC on their web site:
https://www.centralbedfordshire.gov.uk/info/44/planning/442/design_guide_and_urban_d
esign/2

5.6.5

Developers of all new and future housing should ensure their schemes are designed to be
in keeping with the quality and appearance of the best and most attractive existing local
housing stock. Examples of best and most attractive market homes would include Church
Street and Shefford Road and for the affordable homes, the terraced cottages around the
centre of Clifton. Identikit designs selected from a corporate “catalogue” will be actively
discouraged.

5.6.6

New developments should take account of the rural setting in which Clifton is situated,
ensure disruption to wildlife is minimised and that a commensurate and robust mitigating
action plan is drawn up and approved by the appropriate authorities. There should be a
net gain in biodiversity in accordance with Policy CPNE1.

5.6.7

New developments should be designed to take advantage of the most up to date
environmental benefits including, but not limited to, insulation, efficient glazing, grey water
and rainwater harvesting, wildlife protection and facilities for low/zero emission vehicles
(electric car charging points). The use of solar photovoltaic panels, solar water heating etc
is also to be encouraged, where these technologies can be successfully incorporated into
sympathetic designs.

5.6.8

Landscaping should also make use of local species and varieties of plants, trees and
shrubs. Clifton was, in the past, known locally as “The Cherry Tree Village” due to the
large number of cherry trees growing within the built area. The Parish Council has, in
recent years, encouraged planting of different varieties of flowering cherry. New
developments should incorporate such trees in any landscape proposals.
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POLICY CPH1 Enlargement of Homes
I. Change of use of part of a dwelling house, extensions, and conversions of outbuildings
within a residential curtilage will be permitted provided the following criteria are met:
•

If the proposal includes the loss of garage space, sufficient off-road parking is
retained within the residential curtilage for the needs of the occupants.

•

The use of the development is primarily for the occupants of the dwelling

•

There are no adverse impacts on the residential amenity of neighbours

•

All materials used, and the height, scale, massing and location of the
development does not detract from the quality and character of other buildings
on the site or within the setting of the residential property.

5.6.9

New developments may include the enlargement or extension of homes, including the
conversion of outbuildings, within a residential curtilage, in accordance with the criteria in
Policy CPH1.

5.7

Site Identification

5.7.1

To determine appropriate opportunities to develop land for development, in February 2020
a letter was sent to nine owners of significant land holdings within Clifton Parish. Of these
nine, six responses were received. Village residents were encouraged to identify and offer
small packages of land by advertising in social media and the village magazine. There
were no responses. Two of the six landowner responders were not prepared to submit
sites for development. The four remaining responders submitted nine sites in total.

5.7.2

An initial “desktop” assessment of the sites was undertaken against the following basic
criteria:

5.7.3

•

Whether the site conformed with the Central Bedfordshire Local Plan, particularly
relating to separation gaps.

•

Whether the site had, within the past ten years, been refused planning permission.

•

Consideration of the access to the site and in particular the vehicle access and effect
on local traffic.

•

The beneficial or detrimental effect on the natural environment and wildlife.

The Assessments were made in the round and one or more negative features did not
exclude a site from further consideration. The consensus was then put into a spreadsheet
(Appendix E coloured for clarity and scored. The scoring used was Red = 0, Amber = 1
and Green =2. As a result, four of the submitted nine sites were rejected as being
unsuitable against these criteria.
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5.7.4

The remaining five sites were:
•

Stockbridge Road: An "L" shaped plot to the north of Stockbridge Road and directly
east of The Bilberry estate, accessed from Stockbridge Road. Currently farmland.

•

Clifton Park: A triangular plot of land to the west of Clifton Park accessed through
Clifton Park onto New Road. Currently unused.

•

Clifton Bury Farm: A rectangular plot of land on the western side of the northern end
of Church Street. Access would be on to Church Street. This plot is currently an
orchard.

•

Baulk: A rectangular plot of land north of the Bilberry estate. Access would be through
the Bilberry Estate. Although adjacent to farmland, it is currently unused.

•

Hitchin Hill: A five sided plot east of Hitchin Road, between Samuel Whitbread
Academy, accessed from Hitchin Road and close to Shefford Health Centre.

5.7.5

Each site was assessed by three members of the Neighbourhood Plan Steering Group,
two of whom were Parish Councillors and the other a member of the public. A spreadsheet
was constructed (See Appendix E ), with 20 criteria covering suitability, availability,
deliverability, and community views.

5.7.6

Each criterion was independently scored by the three assessors following which a
discussion took place at which each had to justify their scoring to one another. Account
was taken of factors not directly related to planning considerations, but also of the wider
plans for Clifton. For example, removing an orchard to make way for a new development,
when there is a desire for a community orchard in the village, would have reduced the
scoring for such a site. Adjustments were then made by each assessor who assigned a
score to each question by site according to the following scale of 1 to 5, where 1 was most
negative and 5 most positive. The higher the overall score, the more positively a site was
likely to be considered. Average total scores were:
•

Stockbridge Road: 49.67

•

Clifton Park: 49.33

•

Clifton Bury Farm: 49.33

•

Baulk: 57.67

•

Hitchin Hill: 79.33

5.7.7

This process had been agreed by the Steering Group and was subsequently approved by
the Parish Council, with the result that the site to the east of Hitchin Hill was the preferred
option to build homes suited to the needs of Clifton. It was agreed this would be conditional
on the site not being developed within the first five years following the adoption of this
Plan.

5.7.8

The major advantages of the Hitchin Hill site include the proximity of Shefford Health
Centre and the potential for routing the school buses serving Samuel Whitbread Academy
directly onto the A507 bypass and away from Shefford Road and the centre of Clifton. The
development of the site should include a suitably designed access for Samuel Whitbread
Academy onto Hitchin Road for school traffic, incorporating a traffic management scheme
to allow safe access onto Hitchin Road.

5.7.9

In addition, a cycle/footpath should be constructed, in part alongside the proposed access
road, to permit pedestrians and cyclists to travel between Shefford Road and Hitchin Road.
This would contribute towards the reduction of traffic movements to and from Shefford
Health Centre and Clifton. The route will be part of the Clifton Green Walk, Aspiration 10.

Draft Clifton Neighbourhood Plan

Page 37 of 116

Date: 10/12/2021

Planning Policies – Development Strategy

Figure 20 Satellite view of Hitchin Hill Identified Site showing adjacent facilities
5.7.10

Proposing Hitchin Hill as the site most preferred in this Neighbourhood Plan does not
confer any weight to future development proposals which would reduce the separation
gaps between Clifton and the surrounding conurbations.

5.7.11

Development at Hitchin Hill (See Policies Map Appendix A (A.2)) should be in accordance
with the New Homes Policy CPH2.

Policy CPH2 New Homes
I. Development to provide new homes must fulfil the identified local housing need,
including satisfying the national or locally determined requirement for First Homes, and
provide facilities and amenities identified in this Neighbourhood Plan commensurate with
the size of the development.
II. Any development not already identified in Table 4 Homes Recently Approved or
Currently Under Construction and Table 5 Housing Allocations in Local Plan will
commence no less than five years after the adoption of this Neighbourhood Plan.
III. New proposals for residential developments should provide predominantly for the
identified short fall of homes, to suit an aging population seeking to downsize or be better
suited to their physical capabilities, such as bungalows, creating a mutually beneficial
movement up and down the property ladder.
IV. Developer contributions (S106, CIL or other levies) should include funding for
community assets identified in Section 8 Community and Leisure or any of the 10
Aspirations in Section 13 Clifton Green Infrastructure Plan.
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6

Travel, Transport and Parking

6.1

Background

6.1.1

The main roads in Clifton village are predominantly of 19th century design and follow the
routes of ancient interconnecting paths to adjacent villages. Some were subsequently
widened in places to accommodate 20th century traffic. However, the original village centre
is based upon an old triangle of three very narrow roads within the Conservation area.
Whilst some of the arterial routes are predominately straight, many have sections with
sharp bends and widths unsuited to high volume traffic movements and larger vehicles.

6.1.2

The village survey revealed that 97.53% of respondents used their car regularly, either
daily or weekly. This is a significantly higher proportion than the 74% for CBC (2011
census). The survey also revealed that a little more than 50% of those travelling regularly
into and out of the village travel in the morning or evening peak. This has resulted in a
network struggling to cope with the conflict between modern day traffic and the desire of
residents wishing to walk or cycle through the village.

6.1.3

Estates built between 1950 and 1970 were designed with little parking facilities at a time
when private vehicle ownership was rare and multiple car ownership was not considered
to be a realistic possibility. Newer estates, despite complying with national planning
guidelines, are coping with larger numbers of vehicles than anticipated which results in a
significant number of inappropriately parked cars.

6.1.4

Consequently, the high traffic numbers and low parking provision create congestion,
particularly at peak times. Such problems are particularly apparent around All Saints
Academy, Samuel Whitbread Academy, and the convenience store in the centre of the
village.

6.1.5

Central Bedfordshire’s Local Transport Plan 3 is now ten years old, but a Local Area
Transport Plan was published for Arlesey and Stotfold (including Clifton) in 2013. The
priorities in Clifton are set out in paragraph 7.4 (pages 34-35). The plan identifies the
school as being the main trip generator and the solution to reducing the impact of the traffic
it generates as maximising walking and cycling opportunities to access the school. It also
notes that the village is generally pleasant to walk around but lacks footpaths or they are
too narrow and lack dropped kerbs at crossings.

6.1.6

Recent attempts to improve the situation have been only partially successful. “Safer
Routes to Schools” is a joint attempt by the Parish Council and Central Bedfordshire
Council to reduce the risk of accidents, particularly to school children. The speed limits in
the village centre and around Samuel Whitbread Academy were reduced to 20 mph and
some traffic calming road humps and chicanes were introduced.

6.1.7

Participants in the village survey were asked to identify positive and negative features of
the village. Transport issues were prominent negative features as shown in Figure 21.
Analysis of the free text relating to transport identified some specific issues, including lack
of electric car charging points, poor street lighting and the fact that many roads and
pavements are not suitable for wheelchair and pushchair users (see Figure 21).
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Figure 21 Transport Issues identified in survey (left) and Unsuitable pavement widths (right)
6.1.8

There are no communal green energy sources in the village. Due to the relatively flat and
low-lying topography of Clifton Parish, the proximity of residential properties, and their
intrusive nature, wind turbines would not be appropriate. The survey of residents revealed
that 44.4% of those who responded favoured green spaces being used for green energy.

6.2

Major Roads and Through Traffic

6.2.1

The A507 bypass, constructed to reduce traffic in Clifton, Shefford, Henlow and Stotfold,
runs approximately half a mile to the southeast of the village. This arterial road connects
the A1 to the M1 and is a major route to the east coast. It has become noticeably busier
in recent years. Clifton’s main access to the A507 is via New Road at a junction which has
been the scene of a fatal accident in 2010. Traffic through the village has now increased
to what villagers generally consider unsustainable levels. Vehicles travelling south on the
A1 to Hitchin and Luton exit at the Sandy roundabout and create a “rat run” to their
destination via Upper Caldecote, Stanford and Clifton towards Hitchin.

6.2.2

Together with the significant number of new homes built in the neighbouring villages of
Shefford, Henlow and Stotfold, the new homes completed in Clifton since 2016 have
encouraged traffic on to local routes in preference over main roads. This has been
exacerbated by an increased level of car ownership and a surge in on-line shopping.

6.2.3

There was a strong reaction to the question asking if restrictions should be placed on
Heavy Goods Vehicles (HGVs)traversing the village, with 73.07% of respondents agreeing
or strongly agreeing that some restrictions should be in place. It was also felt that noise
regulations and weight limits should be enforced, (61.96% and 69.3% respectively). A
number of people commented that access to the village by HGVs was necessary to supply
businesses and homes. However, it was suggested that width restrictions in suitable
places and control of construction vehicles would assist in deterring large goods vehicles
from unsuitable areas. There is currently a statutory 7.5 tonne weight limit for vehicles
within the main settlement area of Clifton with an access exemption for delivery vehicles.

6.3

Traffic Accidents

6.3.1

From the start of 2015 until the end of 2018 there were 15 recorded traffic accidents within
the Parish boundary, of which 2 were classified as serious. Of the fifteen accidents, three
involved motorcycles, one involved a child and one a pedestrian (Source
Crashmap.co.uk).

6.3.2

It is worth noting the incremental increase in yearly figures between 2015 and 2018. The
basic details of each accident are listed in Figure 22.

Draft Clifton Neighbourhood Plan

Page 40 of 116

Date: 10/12/2021

Planning Policies - Transport
Collision data - Clifton - 2015 -2019 (Source - Crashmap.co.uk)
Date of Accident
Location
Severity No. of vehicles No. of casualties
22/06/2015
Hitchin Road
Slight
2
1
06/12/2015
Shefford Road
Serious
1
2
15/03/2016
Hitchin Road
Slight
1
1
14/04/2016
Stanford Lane/Church St
Slight
2
1
26/09/2016
Newis Crescent
Slight
2
1
13/01/2017
Church Street
Slight
2
1
15/03/2017
Stockbridge Road
Slight
1
1
03/05/2017
A507/New Road
Slight
2
2
27/10/2017
Stanford Lane/Church St
Slight
1
1
01/02/2018
A507
Slight
1
1
14/03/2018
Church Street
Serious
3
1
26/06/2018
A507/New Road
Slight
2
1
27/06/2018
Stockbridge Road
Slight
2
2
29/06/2018
Shefford Road
Slight
2
1
04/12/2018
Broad Street
Slight
2
1
Figure 22 Collision data for Clifton 2015 – 2019
6.3.3

A notable accident hotspot is located at the junction where New Road joins the A507. This
location was also the scene of a further serious accident in 2014 and a fatal accident in
2010. The junction of Church Street, Stockbridge Road and Stanford Lane where visibility
is limited has also been the site of several accidents.

6.4

Rail Services

6.4.1

Clifton is served by a mainline rail to London, Hitchin, Stevenage and Peterborough from
Arlesey station 1.5 miles from the village centre with two trains per hour in each direction
six days a week (one an hour on Sundays). The journey time from Arlesey to London St
Pancras is just under 40 minutes.

6.5

Bus Services

6.5.1

Two scheduled bus services run through the village en-route from Hitchin to Bedford, and
return. The Wanderbus is a charitable bus service provided and run by volunteers. It
provides a limited service connecting Clifton with adjoining major service centres. The
service W2 starts and terminates from Clifton Park to Bedford each Wednesday. Service
W3 runs through Clifton from Meppersall to Biggleswade and return. Service W4 runs from
Meppershall via Clifton to Welwyn Garden City on the first Thursday of each month.
Service W5 runs from Meppershall through Clifton to the Asda superstore in Biggleswade.

6.5.2

A majority of residents who responded to the village survey felt that bus services were too
infrequent, and the services should be extended into the evening and weekends more.
However, when asked whether they would use an extended service only 23.35% said that
they would use it more than once a month. Only 14.64% of respondents showing they
used buses.

6.5.3

Public transport to the Shefford Health Centre is considered poor. There is no direct route
to the Health Centre from Clifton. An additional bus route to the Health Centre was
supported by 78.53% of respondents because it is believed the current route is not
frequent enough. Furthermore, it was noted the nearest bus stops are a considerable
distance from the Health Centre.
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6.6

Cycling

6.6.1

Permissive paths around the village can be used by cyclists, but most are not linked to
form useful routes. Furthermore, there is no direct cycle path from the village to Arlesey
railway station.

6.6.2

A cycle path exists on the southern side of Stockbridge Road from Whiston Crescent into
Henlow. This route allows Clifton school children to cycle to Henlow Academy. The Parish
Council will support an extension of this route further into Clifton village. It is also proposed
that the cycle paths be extended to include routes to and from Samuel Whitbread
Academy. This would involve creating new paths along Shefford Road and Church Street.

6.6.3

Of respondents to the village survey only 14.37% said they cycled. (Census figures for
these are not available). Free text answers in this section suggested that the main reason
for not cycling was the perceived danger of cycling on the roads in and around the village.
Clifton Parish Council will support new cycle paths or improvements to existing cycle paths
as set out in the Green Infrastructure Plan (Aspiration 8 & Aspiration 9).

6.7

Pedestrians

6.7.1

Some pavements in the village are narrow, dating back to Victorian times. Many are not
suitable for wheelchair or pushchair users. There is no footpath to link Clifton with the
popular Cricket Club on Stanford Lane. Of the respondents to the village survey, 85.78%
stated that they regularly walked in the village.

6.8

Parking

6.8.1

The centre of the Clifton Conservation Area of consists of mostly older terraced housing
bordering narrow roads with little or no provision for off-street parking. This causes
congestion in the middle of the village. Furthermore, it also creates bottlenecks for through
traffic, although there is a view that parked cars can have a positive effect by reducing the
speed of traffic.

Figure 23 Centre of Clifton – War Memorial (Shelia Ashton)
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6.8.2

There was a clear opinion from survey respondents that parking restrictions should be
introduced with only 12.83% either disagreeing or strongly disagreeing. However, it was
generally felt such measures were pointless unless restrictions were enforced.

6.8.3

The priorities for restricting parking were in the village centre adjacent to the duckpond,
(the Admiral triangle and Church Street), and near Samuel Whitbread Academy. Further
analysis showed that the issue of inconsiderate parking was also felt within new
developments as the roads were mostly narrow with insufficient off-street parking.

6.9

Speed Restrictions

6.9.1

Responses from the village survey showed that approximately half of respondents either
agreed or strongly agreed with introducing or enforcing speed restrictions in and around
the village. The survey was carried out around the time that the speed limit in the centre
of the village was reduced to 20 mph and the effectiveness was unknown. Despite this, a
number of respondents believed this limit should be extended with 53.85% agreeing or
strongly agreeing the speed limits on the approach to the village should also be reduced.

6.9.2

It is, however, worth noting that following a speed enforcement campaign by the police in
early 2020, a large proportion of those reported for speeding offences were Clifton
residents. Speed cameras and traffic calming (43.89% and 52.44% respectively) were
considered a suitable option, but by far the most popular suggestion for restricting speed
was reactive speed signs with 77.2% of respondents either agreeing or strongly agreeing
with this suggestion. For more detail on speed restriction improvements and other actions
identified with this section see the Action Plan at Appendix I .

POLICY CPTT1 Traffic and Transport
I. All major development proposals should include a Traffic Impact Assessment
proportionate to the size of the development.
II. Measures that will be sought from new developments will include, but not be limited
to:
•

Speed reduction measures on roads impacted by traffic movements to and from
the development.

•

Provision for cycle paths within the development.

•

Provision for S106 developer contributions for cycle paths within the Parish,
subject to confirmation by the Parish Council that such provision is required.

•

Provision of adequate footpaths within the development.

•

Provision for adequate footpaths on routes to and from the village centre.

•

Provision of leading-edge technology to achieve reduction in road usage.

•

Provision of electric vehicle charging points in each new home.

•

Futureproofing to take account of likely technological changes over the lifetime of
this Neighbourhood Plan.

III. Improvements or alterations to existing infrastructure must take advantage of
opportunities to include energy saving measures for road users, including the
introduction of electric vehicle charging points adjacent to properties without off street
parking and improvements to street lighting, including the use of LED light source and
centrally monitored system management.
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6.10

Energy

6.10.1

On 31st October 2020, a count was made of homes in Clifton that did not benefit from off
street parking, thus disenfranchising the occupiers of those homes from participating in
the Government’s drive towards a sustainable transport future. It was viewed that residents
of such homes were less likely to invest in an electric vehicle; rationalising that the difficulty
in finding a local charging point would be too great a deterrence. (See Aspiration 7 for
further information of plans to overcome this impediment.)

6.10.2

There are limited opportunities for sustainable energy production in Clifton. Although
thermal ground source energy harvesting is theoretically possible the practical and
financial constraints make it an unlikely prospect over the period of this Plan. The location
of Clifton in a river valley would be an unlikely location for a wind farm.

6.10.3

Solar panel technology is evolving rapidly and Clifton Parish Council own a large
Community Centre with a large southwards facing roof. It is proposed this facility be
upgraded by fitting solar panels to the south side of the apex roof. Initial estimates are that
pay-back for the investment would be well within five years.

6.10.4

Approximately one fifth of the total area of the RAF Henlow base is within the parish of
Clifton. Whilst there are advanced plans to build approximately 1,000 new homes together
with some business opportunities at the southern end of the site, there are no plans
currently in the public domain for the northern, (Clifton), section. Policy EMP5 in the Local
Plan identifies RAF Henlow as one of fourteen “significant facilities” in the countryside
where expansion, infilling or redevelopment of the existing facilities will be assessed
against the criteria in Policy EMP5 and planning permission may be granted.

6.10.5

Central Bedfordshire Council can demonstrate that it has a five-year land supply for
housing. Clifton Parish Council believe there is an opportunity to use the Clifton portion of
RAF Henlow for photo-voltaic energy harvesting (a solar farm). This sustainable option
would provide low-cost renewable energy and be in accordance with Local Plan Policy
CC2 on wind energy and solar farm developments, which states:
In case of ground mounted solar PV farms, the Council will support the principle of those
developments that can:
5. Avoid locations with best and most versatile land or can provide evidence to justify the
location.

6.10.6

The site is currently grassland. Accordingly, re-purposing it for energy production would
provide a sustainable site and protect the separation gap between Clifton and
Henlow/Stondon from visible intrusion.
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7

Business

7.1

Background

7.1.1

Limited local employment opportunities and the proximity of good road and rail links to
major conurbations result in most working Clifton residents travelling out of the village to
their place of employment. However, there are some local employment opportunities.

7.1.2

There are two small business parks within Clifton Parish boundary. Wren Business Park
is located to the southwest of the village on Hitchin Road. It currently has four businesses
operating within it. Nearby on Hitchin Road is a dentist, a car repair business, and a
residential unit operated by a charitable trust catering for people with learning difficulties.

7.1.3

The second small business park is positioned in Clifton Bury Farm on the northern edge
of the village. It includes a business services company, a computer services company,
and a specialist car hire company.

7.1.4

Within the village centre are two public houses, a ladies hairdresser, an Indian restaurant,
a Tesco Express convenience store/Post Office and a family owned butcher. At the
eastern end of Broad Street is a used car dealer, a filling station and car repair shop.

7.1.5

Despite being surrounded by farmland, agriculture does not provide significant local
employment. However, this may present an opportunity to diversify from traditional farming
practices. This could include rural tourism and leisure. Some possibilities are explored
further in the Green Infrastructure Plan in chapter 13. Approximately 84 horses are
provided with livery/stabling within the Village boundary.

7.1.6

It is difficult to precisely quantify the number of small businesses being run from residential
properties. In the Neighbourhood Plan survey undertaken in late 2019, 78 people
responded to say they were employed by or were running a business located in Clifton. Of
these 32 were working from home. Nevertheless, an attempt has been made to
understand how many businesses there are in Clifton and what type of businesses they
are.

7.1.7

The community does not, in general, look favourably upon the prospect of significant
business growth within the village, preferring to preserve Clifton’s rural identity. In
response to the question “What types of business/commercial development should be
encouraged in Clifton?”, 40.48% suggested there should only be limited or proportional
expansion of existing businesses whilst 22.86% would prefer there was no expansion or
new business development at all. Only 4.17% preferred significant expansion.
Nevertheless, 36.55% were in favour of improved provision to support businesses run from
residential addresses and 36.19% thought new sites for small businesses should be
identified. Only 1.19% of survey respondents believed sites for new, larger businesses
should be provided. (See Figure 24 Support for Business Growt).

7.1.8

Given the responses of residents to the survey, the Neighbourhood Plan proposes the
creation of a Community Business Nursery (CBN) in Clifton. This would help nurture small
and embryonic business ventures by encouraging the creation of conditions to help them
succeed and, if appropriate, grow. It would foster a spirit of entrepreneurship and
encourage cross fertilisation of skills within the village and wider community, improving
community cohesion. The following sections consider the constraints to and opportunities
for providing a CBN, and identification of existing local businesses and the sector they
operate in.
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What types of business/commercial development should be
encouraged in Clifton?
400
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Figure 24 Support for Business Growth

7.2

Constraints

7.2.1

The road layout in Clifton is not conducive to businesses serviced by HGVs or larger Light
Goods Vehicles (LGVs). Although the 7.5 tonne limit on HGV use within the Parish
boundary does not apply to deliveries and the five village access roads are wide enough
to accommodate larger trucks, the centre of the village has narrow roads with tight curves
and junctions (see Figure 25).

7.2.2

Broadband speeds in Clifton are variable. The areas currently supplied via fibre-optic
cables can have download speeds more than 100mbps. However, many parts of the
village do not have access to fibre-optic cables and this was seen as a negative feature
by people operating small businesses with 59% of respondents stating that poor
connectivity was hampering their business.

Figure 25 Constraints to Business Growth - Narrow Roads
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7.3

Employment and Education

7.3.1

Unemployment in Clifton is low. The figures for Central Bedfordshire show that prior to the
2020/21 pandemic, only 2.1% of the population were claiming jobseekers allowance,
compared with 3.3% for the UK in general. The results of the 2011 census revealed that
72.5% of people living in Clifton were economically active, 27.5% inactive. Of the
economically active 14.6% of the population worked part time, 40.6% worked full time and
12.0% were self-employed. 2.5% were unemployed and 2.9% were full time students. The
main employment industry was wholesale and retail, (11.7% of the population), followed
by health and social work, (7.4%) and education, (7.2%).

7.3.2

Clifton had a slightly higher than UK average percentage of the population educated to
GCSE, apprenticeship and degree level and a slightly lower percentage with no
qualification at A level. The 2011 Census figures were:
Qualification
No qualification
GCSE Level
Apprenticeship
A Level
Degree

%
19.8
30.3
5.0
11.7
20.1

Table 6 Educational Qualifications (2011 Census)
7.3.3

For those in employment the preferred method of travel to work was by car, (76.8%), whilst
7.6% worked from home. Travel by train, foot or other each accounted for around 5.0% of
those working.

7.4

Types of Business

7.4.1

Of the responses to the business section of the survey, almost half worked from home.
Most lease or rent, with only 13% owning their premises. There were 93 responses to the
question asking for the type of business sector villagers were involved in (but not
necessarily owning), of which 32 answered “other”. Examination of the accompanying free
text identified no common theme. Of those which specified, education was the largest
employer, (18), followed by consultancy, (12) then building, (7) with agricultural, health
and fitness and retail, (5). Food and drink, (4) Leisure and marketing (2) and
manufacturing, (1) made up the remainder.

7.4.2

There are no definitive sources providing information on the number and type of
businesses in Clifton. However, the Clifton Neighbourhood Plan Steering Committee
conducted a series of investigations which provide a clearer picture of the business activity
conducted by individual residents. The sources used were:
The Clifton Chronicles (Parish magazine)
Next Door (On-line business group)
Building trade magazine.
On-line search (Google and Google Earth cross-referenced)

•
•
•
•
7.4.3

Care was taken to ensure there were no duplicates and the businesses were based within
the Parish of Clifton. Businesses which, despite continuing to be included by on-line search
sites, no longer exist, were eliminated. The category of businesses and the number of
those present in Clifton is shown in Figure 26 (left).

7.4.4

Definitions of the size of business, which were agreed by the Clifton Neighbourhood Plan
Steering Group, are (the number of each size of business in Clifton is shown in brackets):
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•
•
•

Small - employing 10 or less. Likely to be using their residential home as a base and
unlikely to own or rent property required to operate the business (46)
Medium – Employing 10 to 50. Likely to require premises other than residential in order to
operate (1)
Large – Employing more than 50. Operating from multiple addresses (2).

Category
Consultant
Educational
Hospitality
IT
Retail
Retail - On-line
Service
Tradesman
Wellbeing
TOTAL

Number
2
2
5
1
5
3
8
16
7
49

Figure 26 Types of Business (left)

Example of Small Business (Forever After) (right)

7.5

Opportunities for Growth

7.5.1

There is considerable new residential development both under construction and with
outline permission in Clifton. This presents opportunities for local businesses.
Increased workforce, both skilled and unskilled.
Increased customer base.
Improved connectivity from fibre-optic cables laid to connect new developments and thus
available as part of collateral improvements.
Pro-active involvement by the Parish Council to ensure Section 106 contributions are
directed towards infrastructure improvements in the village.

•
•
•
•
7.5.2

Wren Business Park currently houses four businesses. Outline planning permission has
been granted for a limited extension to this site, however any expansion is unlikely to take
place before 2023.

7.5.3

Of 89 responses to the survey question “Will your business require more space in the next
five years?”, 33 indicated they would. 79 out of 112 responders believed improved mobile
phone reception and/or better broadband would help support their business development.

7.6

A Community Business Nursery

7.6.1

The objectives of a Community Business Nursery, (CBN), are to foster innovation within a
community and provide a limited level of support to those embryonic businesses with an
ambition to grow. It will also provide support to the dozens of small businesses which exist
only to provide a primary or secondary source of family income. The facilities offered by
the CBN would be confined to businesses operating in Clifton or new ventures by Clifton
residents.

7.6.2

The support would include provision of a meeting room(s) for use by people setting up a
new venture or those working from home where a domestic environment was unsuitable
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for a business meeting. When requested it would help with networking by liaising with
nearby Parishes and utilising the local government networks.
7.6.3

Inasmuch as Clifton Parish Council is a Statutory Consultee for all planning applications
within the Parish and acknowledging its role is merely advisory, nevertheless there would
be a presumption of support for planning applications made to allow a small business to
operate or grow. Neighbourhood Plan and Local Plan policies protecting the amenity of
neighbouring properties or preventing visual intrusion of such expansion would apply.

7.6.4

It is not expected that any additional land or buildings would be required for the anticipated
levels of support to be met in the short term. The existing Clifton Community Centre would
be used. The proposed new Community Hub would be designed to include a suitable
meeting room.

7.6.5

Clifton Parish Council would hold a database of retired and other willing people within the
village who have experience in setting up and running a small business and who are
prepared to offer their time to mentor those business owners who request it. In the future
it may also be able to help provide financial support by identifying grants or loans which
are, from time to time, made available for specific business sectors.

7.6.6

The Community Business Nursery will be publicised with the purpose and extent explained
to those who would be most likely to benefit from it. This will be achieved using existing
traditional and digital facilities already in existence as well as from this Neighbourhood
Plan. It would have the potential to provide further business opportunities within the village.

Policy CPB1 Supporting Businesses
I. Sustainable small business growth in all areas within Clifton Parish will be supported
and promoted to improve local employment prospects for its residents.
II. Through the Neighbourhood Plan Action Plan (Appendix I ), the Parish Council will
work with businesses, the wider Clifton community, and neighbouring Parish Councils,
in particular Shefford and Henlow to ensure this growth can be accommodated without
causing unacceptable levels of increased traffic on local roads.
III. Proposals to allow change of use of part of a dwelling, ancillary extensions,
conversion of outbuildings or small freestanding buildings, within the residential
curtilage of existing development to facilitate home working will be supported (see also
POLICY CPH2) provided the following criteria are met:
•

If the proposal includes the loss of garage space, sufficient off-road parking is
retained for the residents and other employees (see also POLICY CPH1).

•

The use of the proposed development is primarily for occupants of the dwelling.

•

There are no adverse impacts on the amenity of neighbours

•

All materials and the height, scale, massing and location of the development do
not detract from the quality and character of other buildings on the site or its
setting
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8

Community and Leisure

8.1

Background

8.1.1

Clifton has access to all three essential services, with water, gas and electricity available
to every home. Broadband speeds are variable depending upon location. The fibre
network is being rolled out across the village. The majority of homes are connected to the
mains sewerage network. Connections to new residences and maintenance of the network
is the responsibility of Anglian Water. Central Bedfordshire Council is responsible for
weekly waste collections. The collections alternate weekly between green waste and
general waste. For eight months of the year garden waste is collected. All waste collections
are currently free at the point of collection.

8.2

Recreation Facilities

8.2.1

Clifton residents benefit from several recreation facilities which include: the community
playing field, (more commonly referred to as the recreation ground), four children’s play
areas; at the recreation ground, Herbert’s Meadow, Fairground Way, and another at the
western end of the village in the Clifton Fields development. Natural features including the
duck pond in the centre of the village and footpaths accessible to walkers are also well
used.

8.2.2

The Central Bedfordshire Council Leisure Strategy dated August 2019 mentions Clifton
only in relation to using S106 contributions to part fund projects in Shefford (Source:
Playing Pitch Strategy Outdoor Sports Priority List p7). However, since the publication of
the playing pitch strategy, Clifton Parish Council has applied for and received S106 funding
for projects designed to improve ambience and communal facilities within the village. A
Projects Committee has been formed by the Parish Council in which community projects
are considered and, dependent upon their merits, submitted for S106 funding. An example
of successful funding schemes includes the lamp post flower baskets (see Figure 6).

8.2.3

To be in a position to make appropriate and commensurate provision for the growing and
changing population of the village, the village survey was used to help identify
requirements for additional community and leisure facilities. The results of the village
survey show that:

•

59.1% of the village population use the community playing field, more than half of these
on a regular basis (regular meaning once a month or more).
Between 26.5% and 42.2% of respondents use the children’s play areas, approximately
half of these use them regularly.
More than 25% of residents use the football field at the recreation ground.

•
•
8.2.4

In addition, residents expressed an interest in using additional recreation facilities were
they to be provided, specifically; cycle paths (45.2%), sports facilities (36.9%), play areas
(25.9%), a skate park (11%). Other suggestions from the survey included the provision of
a gym (indoor or outdoor), tennis courts and better access to swimming pools.

8.2.5

The village survey further revealed that 14% of respondents were unsatisfied with their
access to the countryside, stating lack of footpaths and the condition of footpaths as the
primary reasons. Consultation with the village walking group has established that the few
footpaths which do exist are in a poor and overgrown condition, do not join up and are
often interrupted by physical features such as the River Ivel. Some abruptly truncate on
private land.
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8.2.6

Section 13 of this Neighbourhood Plan contains a revised Green Infrastructure Plan which
lists “aspirations” relating to recreation, describes the benefits of each and maps out the
process we will adopt to turn the aspiration into reality.

Policy CPCL1 New and Improved Recreation Facilities
Proposals which will improve health and social cohesion and provide space for individual
and community outdoor activities, will be supported. New recreation facilities should
meet or exceed the guidelines for best practice in design and are sustainable,
appropriate, and accessible.

8.3

Local Green Spaces

8.3.1

Meeting housing needs and supporting the local business economy is essential, but it must
be balanced with the protection of valuable natural and recreational areas. There is well
documented evidence of the benefits to our physical and mental health from accessible
green spaces, and particularly since the start of the 2020/21 pandemic.

8.3.2

Through Neighbourhood Plans, communities can identify natural areas of importance to
them and give them additional protection through ‘Local Green Space’ (LGS) designation.
This designation can highlight and protect those areas which are ‘demonstrably special’ to
the Clifton community. Specialness can, for example, be for tranquillity, richness of wildlife,
historical significance, beauty, or recreational value. It is not necessary for a green space
to have public access for it to be designated an LGS, but the areas need to be in
reasonably close proximity to the community they serve. In accordance with the definition
of Green Infrastructure (GI) such spaces can be rivers, canals, and ponds.

8.3.3

The village survey asked residents to prioritise three green area in Clifton for preservation.
The most popular was the duck pond in the centre of the village. More people chose this
option as their first preference for preservation over seven options offered. In a separate
question, residents were asked which village amenities they visited regularly. Of the green
spaces mentioned, the Recreation Ground was visited by 29.4% of respondents, more
than once a month. These two spaces are clearly important and are selected as LGS
designations with the addition of the churchyard at the Church of All Saints in Church
Street, which is designated for its contribution to the improvement of wildlife and
biodiversity in the village. The fourth LGS is a field known as Chesalon which forms the
essential green gap between Clifton and Shefford. Subject to positive negotiations with
the landowner a community orchard will be created on the site. For a spreadsheet
summarising the justification for the inclusion of these three LGS in the Neighbourhood
Plan see Appendix B .
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Figure 27 Village Duck Pond LGS1
8.3.4

Although not physically accessible, the Village Duck Pond is the central feature of the
village enjoyed by residents of all ages and physical abilities.
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Figure 28 The Recreation Ground LGS 2
8.3.5

The Recreation Ground is a wide, open green space, fringed with trees, overlooked by
homes and close to all village amenities and is enjoyed for both passive and active
recreation.
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Figure 29 All Saints Churchyard LGS 3
8.3.6

All Saints Churchyard is a beautiful example of a tranquil space with paths and walkways
and ancient trees, within which nature can flourish.
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Figure 30 Chesalon LGS4
8.3.7

Chesalon is roughly triangular in shape and rises from a low point in the west to the high
point in the east and slopes from the north to the south. A gentle southwest facing slope,
perfect for an orchard. The land was previously farmed but is currently unused.
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Policy CPCL2 Local Green Space Designation
I. Four Local Green Spaces have been identified on the Policies Map in Appendix A and
are listed below:
LGS1: The Village Duck Pond
LGS2: The Recreation Ground
LGS3: All Saints Churchyard
LGS4: Chesalon
II. Development within these designated areas will only be permitted where exceptional
circumstance can be demonstrated, in accordance with the National Planning Policy
Framework.

8.4

Education Facilities

8.4.1

Three publicly funded schools are within the boundary of Clifton. Woodlands pre-school,
All Saints Academy lower school and Samuel Whitbread Academy upper
school. Woodlands pre-school and All Saints Academy were rated outstanding in their
latest OFSTED inspection. Samuel Whitbread Academy is rated good and improving.
Children of middle school age usually attend either Robert Bloomfield Academy in
Shefford, (Rated outstanding), or Henlow Church of England Academy. (Rated good).

8.4.2

Pupil numbers fluctuate but in 2020 were approximately:
•
•
•
•
•

Woodlands pre-school – circa 90
All Saints Academy - circa 150
Robert Bloomfield Academy - circa 960
Henlow Church of England Academy - circa 600
Samuel Whitbread Academy - circa 1800

8.4.3

The difficulty of guaranteeing access to lower school places was a major negative feature
of the community identified by adults under 55. All Saints Academy is currently, (Year 2021
- 2022), close to full capacity. Not every age suitable child in the village can gain admission
and some are forced to attend schools in other villages or towns. A planned extension
commenced in Autumn 2021. There is some capacity in year 5 due to the building works,
but this will cease to be the case as the younger cohorts move through the year groups.
When the extension is completed pupil capacity will rise to 210.

8.4.4

Woodlands pre-school is housed in a temporary building within the grounds of All Saints
Academy. Whilst mainly providing early learning for Clifton children, it also attracts pupils
from neighbouring settlements. It currently runs at, or close to, capacity, particularly at the
end of the school year.

8.4.5

At the time of writing this plan, Central Bedfordshire Council is implementing a plan to
change from the current three tier to a two tier system. This change is necessitated, in
part, by an increase of 5,400 houses in Shefford, Stotfold and the surrounding
conurbations. There are 22 schools in this area, and all have, in principle, signed up to this
change. Henlow Academy is, subject to approval, likely to become a secondary school.
All Saints Academy started the process to become a primary school in September 2021.
Therefore, within this first iteration of the Neighbourhood Plan, there are no policies or
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objectives in relation to supporting education facilities. However, the Parish Council will
work with the Education Authority throughout any transition and will consider policies and
objectives in relation to education as part of the first review of the Plan.

8.5

Health Facilities

8.5.1

Primary public health provision for Clifton is almost exclusively provided by Shefford Health
Centre NHS practice. This practice has a doctor to patient ratio of 1:1,800. (Source:
Shefford Heath Centre). This is close to capacity. There is space at the Centre for
expansion.

8.5.2

Clifton has an ageing population (see Figure 2). This demographic is not unusual for
England and provides both opportunities and challenges. It is important to acknowledge
differences, using, where appropriate, experience and expertise to complement strength
and enthusiasm.

8.5.3

Access to the Health Centre by public transport is by a limited (two per hour) bus service
to and from Shefford. These bus services traverse Clifton but do not start or terminate in
the village The nearest bus stop to the Health Centre is positioned approximately one third
of a mile away. Pedestrian access to Shefford Health Centre would be improved with the
inclusion of a path should the Hitchin Hill site (paragraph 5.7) be developed.

8.5.4

The village survey posited a list of eleven new possible amenities to which responders
provided a yes/no answer. In addition, an opportunity was provided for further suggestions.
Provision of a village doctor was the amenity which generated the highest level of interest
with 84.2% responding yes.

8.5.5

In their response to the village survey, 35.6% of residents stated that lack of access to
existing facilities, primarily doctors, was a negative feature of the village which
demonstrates a need to extend the primary healthcare provision into Clifton to make it
more accessible to residents. This will become increasingly important as the population
continues to age and grow as a result of increasing housing development. This requires a
central location which can be accessed sustainably and safely on foot, by bicycle, car and
public transport.

8.5.6

Initial discussions have focused on a form of basic health care provision within the grounds
of the community centre car park as part of a new Community Hub. This car park is under
used and owned by the Parish Council who would permit the land to be used for this
purpose (see Objective H) Working with Shefford Health Centre, the NHS, CBC and
villagers, it is anticipated that funding would be available from a variety of sources but
minimised by innovative thinking. Donations of materials would be sought from local
businesses and much of the work would be carried out voluntarily by residents skilled in
the required trades. Fund raising events would be conducted to fill any funding gaps.

8.6

Recreation Venues

8.6.1

Clifton is served by four village halls. The main venue is the Community Centre adjacent
to the playing field in the centre of the village. All Saints Church Hall is much smaller but
also well used. The school halls at both All Saints Academy and Samuel Whitbread
Academy schools are less used by residents other than for school events. There is
sufficient provision to use or hire these facilities with 30.6% of survey respondents
answering that community spaces to hire was a positive feature of the community.

8.6.2

In the village survey, residents expressed an interest in premises for various clubs,
including a film club (26.9%); over 60s club (26.8%); youth club (12.9%) and amateur
dramatics (9.4%).

8.6.3

The Proposal for a Community Hub in Clifton would include provision for:
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•
•
•
•
•
8.6.4

A basic treatment room
A room for use by the Parish Clerk
A site for a Clifton Museum
A meeting room
A small coffee shop.
The location proposed for the Community Hub is at the existing Community Centre site
(see Policies Map Appendix A (A.4)).

Policy CPCL3 Provision of New Community Facilities
Clifton Parish Council will support a proposal to provide a Community Hub for Clifton
that must include space for basic medical facilities for the use of the local PCN (Primary
Care Network). It will also accommodate an office for Clifton Parish Council, a permanent
location for a Clifton Museum and a room for local business meetings.
New community infrastructure must be designed to benefit the greatest number and
broadest scope of ages and abilities.

8.6.5

The sites at which existing facilities could be improved can be seen on the Policies Map
Policy CPCL4 below.

Policy CPCL4 Improvements to Existing Facilities
I. Proposals to improve the viability of an established community use for the following
buildings and land will be supported, provided that the scheme does not harm the
amenity of neighbouring properties or the general amenity of village residents:
(1) Samuel Whitbread Academy
(2) All Saints Academy
(3) Clifton Cricket Club
(4) Recreation Ground and Sports/Play Facilities
(5) All Saints Church and the adjacent Church Hall
(6) The Golden Lion Public House
(7) The Admiral Public House
(8) Clifton Community Centre
II. Proposals that will result in either the loss of, or significant harm to a facility listed
above will be resisted, unless it can be clearly demonstrated that the operation of the
facility, or the ongoing delivery of the community value of the facility, is either no longer
viable or that a similar replacement facility of equal community value and conveniently
located will be provided prior to completion of the development.
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9

Natural Environment

9.1

Background

9.1.1

Clifton is a rural village set within the Upper Ivel Clay Valley. There is an abundance of
wildlife in the surrounding countryside, much of which can also be found within the built
area. There are no wildlife protection areas, sites of special scientific interest or nature
reserves in Clifton Parish. This section describes the presence of major flora, fauna and
insect life within the Parish and refers to rare, unusual, or noteworthy species and their
habitat.

9.1.2

The biodiversity of the village has been intensively studied since 1980 with an overall total
well over 2500 naturally occurring species. This is widely seen as a remarkable total and
whilst in part due to recording effort, it cannot be dismissed as solely due to this. This is
exceptional in comparison with other well-studied villages in the county, some significantly
larger than Clifton and even when compared to some of the County’s nature reserves.
Visiting naturalists and specialists have remarked on the richness of the biodiversity in
Clifton.

9.1.3

At the invitation of the Rector of Clifton, the Bedfordshire Natural History Society and
Bedfordshire Invertebrate Group conducted a very successful bioblitz, focused on the
churchyard but also including the wider village.

9.2

Overview

9.2.1

Clifton is set in gently rolling countryside surrounded by an abundance of fields and
hedgerows. Within the Parish there are a small number of coniferous woods and one
commercial plantation. There is no ancient semi-natural woodland, however there is a rich
mosaic of habitats.

9.2.2

Clifton lies on the eastern extent of The Greensand Ridge and in parts has underlying clay
strata. In times of heavy or prolonged rainfall this can cause localised flooding.

9.2.3

Two waterways run through Clifton Parish. The River Ivel Navigation Canal, disused since
1876 and the River Flit which for 3.1 miles of its course through Clifton is contained within
the canal with the remainder running alongside or close to it. When built, the canal took its
water from the River Flit which was thus much depleted. Both waterways are on the
western edge of the parish and in places denote the boundary between Clifton and
Southill. There is another, far smaller, watercourse which is unnamed and runs from
Henlow airfield and joins the River Ivel a short distance north of the Parish boundary in
Langford. This watercourse forms Clifton’s boundary with Henlow and Langford.

9.2.4

Most of the surrounding open countryside is farmland with floodplain on the western
periphery. To the north, some farmland includes paths open to the public through the
“Permissive Access” scheme. There are several lakes north of the village, used mainly for
recreational purposes.

9.3

Sites of Nature Conservation Interest

9.3.1

Although there are no nationally or locally designated wildlife sites, in the Neighbourhood
Plan area, there are several Country Wildlife Sites (CWS) on the boundary. There are also
four areas alongside the A507 Shefford to Henlow bypass Roadside Nature Reserve, the
most significant length of which is within Clifton. The Rivers Ivel and Flit form important
corridors for wildlife, contained in floodplain grazing marsh and bounded by pockets of wet
woodland. Both habitats are Priority Habitats in the UK.
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9.3.2

Despite the absence of sites, the incredible diversity of wildlife identified in Clifton and
detailed below gives cause to reconsider the potential for sites to be identified in the future.
Many sites identified in the Clifton Green Infrastructure Plan (BRCC 2011) have been
encroached by development meaning that the remaining areas of GI are of even more
importance.

9.4

Fauna

9.4.1

Larger wild animals are regularly observed around and sometimes within the built area of
Clifton. These include badgers, mink, muntjac deer, fox, rabbit and hare (the latter being
scarce). The badgers particularly are threatened by new housing development. North
American squirrels are common and a local black variant of squirrel is often seen, with
Clifton now one of the main strongholds for this genetic variant.

9.4.2

The smaller species of mammalian life are also common including mole, wood mouse,
bank vole, brown rat and common shrew. Field vole and pygmy shrew are now in
decreased numbers. The scarce water shrew also still occurs in the village and on one
occasion was found dead on a front drive, presumably moving between water bodies.
Hedgehogs are still fairly common though much decreased due increasing pressures on
them.

9.4.3

Four species of bats have been recorded in the village i.e., common pipistrelle bat;
soprano pipistrelle bat; noctule bat and the scarce brown long-eared bat. There are two
main areas of activity: 1. Around the village pond and the Grange and 2. The churchyard
and recreation ground. It is possible that other species may occur along the River Ivel
though this has not been investigated. All British bat species are protected by law.

9.4.4

Otters are believed to inhabit several areas around the Ivel Navigation canal and the
numerous ditches with adjacent woodland make an ideal habitat for them. Their droppings
and footprints have been observed, although the otters have not been directly witnessed.

9.5

Birds

9.5.1

The combination of gardens, open countryside and hedgerows encourages a variety of
bird species to live or feed in the area. Over 100 bird species have been recorded within
the area of the village; many of these are red or amber listed.

9.5.2

Some species considered to be declining nationally thrive in Clifton. House sparrows,
hedge sparrows, (dunnock), and starling are still fairly numerous despite significant
declines nationally. Tree sparrows are a significant feature of the village and one of the
last places in the county where they can still sometimes be seen. Garden feeders are
widely used in the village and attract a wide range of birds including tits, finches, robin,
wren and other common species. Until recently reed bunting, linnet, brambling, siskin,
common and lesser redpoll, blackcap, goldcrest, jay and great spotted woodpecker were
among the species taking advantage of these in the winter months. Green woodpeckers
can often be seen ‘anting’ on garden lawns.

9.5.3

Various warblers occur especially along the River Ivel and the navigation canal. Spotted
flycatchers have been breeding in the village for many years mainly (but not exclusively)
in the vicinity of the churchyard, though last noted in 2019. This species is declining at an
alarming rate nationally.

9.5.4

Red kites and buzzards are commonly observed, whilst kestrels and sparrowhawk are
also regularly seen. Merlin and osprey both pass through on occasions.

9.5.5

The fields around Clifton provide ample opportunity for migrating birds to rest including,
especially in the winter months, fieldfare and redwing. Yellow wagtails have been a rare
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visitor on migration. Mistle thrush and little egrets are increasingly becoming a feature of
the fields around the village
9.5.6

Wildfowl are plentiful, with geese regularly flying over the village and swans inhabiting the
waterways. The village duckpond has a robust population of mallard ducks and
occasionally a pair of mandarin ducks can be spotted. Pintail and red-crested pochards
have each made extended stays in recent years.

9.5.7

Swallows can be seen along the river Ivel, though in far fewer numbers than previously.
Tawny owls are still present, but their hunting grounds have been reduced by
development. Swift numbers are very greatly reduced from flocks of up to 80 to just a few
individuals.

9.6

Reptiles and Amphibians

9.6.1

Apart from along the River Ivel and large ponds amphibians here are mainly reliant on
garden ponds, with common frog, common toad and smooth newt all present in good
numbers. Great crested newt, (a protected species), has been found on several occasions
but may well be present in unidentified garden ponds.

9.6.2

The only reptile that has been recorded in the village is grass snake (occasionally).

9.6.3

Fish species known to be present in the various waterbodies are: Three-spined
stickleback, roach, rudd, common bream, dace, chub, gudgeon, perch, pike and common
carp, though some of these will almost certainly have been introduced.

9.7

Insects and other Invertebrates

9.7.1

Clifton has a very rich diversity of insects with well over 1300 species recorded. The most
noteworthy butterfly species found in the village is silver-washed fritillary. No fewer than
326 moth species have been recorded including a remarkable total of 9 species of
hawkmoths.

9.7.2

Among these are privet hawkmoth, death’s-head hawkmoth, pine hawkmoth and eyed
hawkmoth, each of which has limited numbers of sites in the county. The impressive privet
hawkmoth is declining as privet hedges are removed. The migrant hummingbird hawkmoth
is noted in most years, often being mistaken by people as a bird. Eight species of the
beautiful clearwing moths are known here including the scarce hornet clearwing and
raspberry clearwing with Clifton being the site at which this species was first found in
Bedfordshire. Often it is however the less attractive and tiny species which are vulnerable
and of these the micromoth Assara terebrella, is known from only one other location in the
County. Further micromoths found in Clifton that are also scarce in the county include
Agonopterix purpurea, Elachista serricornis and Mompha jurassicella.

9.7.3

Dragonflies and damselflies are remarkably well represented in the village with 12 species
recorded. The beautiful, banded agrion is common along the River Ivel and occasionally
wanders on its flights to turn up over garden ponds. The biggest dragonfly we have here
is a brown hawker.

9.7.4

Of the larger tree bug species Tuponia brevirostris is very rare in the UK and a Clifton
colony (on the host food plant tamarisk) represented the first and only find in the county.
Buchananiella continua is very uncommon in the UK. Of the small bugs, nearly 70 species
of aphids have been recorded in the village. Most of these are host specific and many are
nationally rare, among them Aphis passeriniana (4th UK record), Aphis spiraecola (3rd UK
record), Chaitosiphon fragaefolii, Takecallis arundinaria etc etc. (A root aphid aphis
cornuta, found beside the lay-by on the A507 Shefford-Clifton by-pass was new to
science!).
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9.7.5

Of eleven species of lacewing recorded for the village the black lacewing (Nothochrysa
capitata) is uncommon in the UK and very scarce in the county.

9.7.6

Many people think of flies as rather unpleasant, but they play a vital role in ecosystems
with many (especially hoverflies) very important as pollinators and others important in the
control of less welcome insects. Well over 200 species of flies have been recorded for the
village.

9.7.7

Just over 100 species of Hymenoptera (bees, ants and wasps) have been recorded in the
village. This includes a good number of interesting species with several the first records
for the county. The most significant find was the parasitoid Polemochartus liparae. Adults
of this species were reared three times from cigar galls of the fly Lipara lucens, collected
from Common Reed beside the River Ivel Navigation. Up to that point it had previously
only been recorded at Wicken Fen in Cambridgeshire.

9.7.8

Over 130 species of Coleoptera (beetles) are recorded for the village, but the group is
under-recorded. Important records include the ground beetle Ophonus melletii and the
flea-beetle species Longitarsus dorsalis and Cryptocephalus moraei.

9.7.9

Among the nationally rare species of spiders that have been found in the village are
Episinus angulatus, Theridiosoma gemmosum (both River Ivel Navigation) and Ero
aphana (All Saints churchyard). A good range of species of millipedes, centipedes and
woodlice were recorded though none are especially noteworthy. Fifty-four species of
molluscs have been recorded. The County Recorder lives in Clifton.

9.7.10

Other groups of insects and invertebrates are well represented in the village. Nonetheless
these species can be extremely important ecologically, playing significant roles in a
balanced ecosystem as well as providing food for birds and other higher organisms. This
includes the barkflies (Psocoptera) of which several species we have here are poorly
known in the county and nationally.

9.8

Flora

9.8.1

Nearly 300 species of higher plants have been recorded. Species of note include wall rue
fern, rue-leaved saxifrage and ivy broomrape each of which are scarce in the county.
There was formerly a fine colony of ladies smock in the churchyard (a species declining
nationally). At present the only known specimens are in the churchyard.

9.8.2

Sixty-five species of Bryophytes (mosses and liverworts) have been recorded. These
plants are important primary colonists and many (especially epiphytes i.e., those growing
on trees) are useful as indicators of atmospheric pollution. The most noteworthy species
that have been found within the village are Bryum subapiculatum (microerythrocarpum),
Physcomitrium pyriforme and Riccia sorocarpa, each of which is rare in the county.

9.8.3

Clifton churchyard is regarded as among the best place in the county for lichens, with 149
species recorded, whilst interesting species occur around the village. As with the
Bryophytes these are important primary colonists and exceedingly useful as indicators of
atmospheric pollution.

9.8.4

Despite the absence of any natural woodland a total of just under 400 species of Fungi
have been recorded in the village. To put this into context, 500 species would qualify as a
site of Special Mycological Importance [Study by Plantlife and British Mycological Society
2001]. For many species of micro-fungi especially Clifton is the only known site in the
county. However, whilst this reflects recording effort by the resident County Recorder
some species such as Japhneadelphus amethystinus, Hohenbuehelia cyphelliformis etc
are genuinely regarded as nationally rare.
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9.8.5

The aquatic flora of River Ivel has degraded markedly over the last 50 years with many
interesting species having been lost. The same is true for the flora along the banks which
is now largely dominated by nettles and Russian comfrey. These plants like high levels of
nutrients especially phosphates, which are reaching the banks and the river as run off from
adjoining fields.

9.9

Potential Threats

9.9.1

Development is an ongoing threat with few ecological protections. The loss of small sites
severely limits space for wildlife. Claims by developers that development will enhance
biodiversity are generally disingenuous and any plantings are often not of ecologically
useful species.

9.9.2

Habitat loss and damage is not exclusively due to approved development but also caused
by residents filling in garden ponds, removing trees, installing patios and replacing lawns
with gravel or artificial grass. Damage to roadside verges by vehicles and fly-tipping is not
only detrimental to the flora but also to pollinators such as bees. Innocent actions such as
closing off small gaps in garden fences can result in hedgehogs either being trapped within
a small area and isolated from others or restrict their traditional foraging area.

9.9.3

Management practices such as the use of herbicides and weedkillers or non-removal of
grass cuttings results in detriment to the flora which invariably includes plants important to
bees and other pollinators.

9.9.4

Artificial light pollution is often overlooked as a threat to the natural environment. Contrary
to popular belief, moths do not like artificial light and bats avoid it. A row of lights can act
as a barrier to some species and prevent them reaching their natural food sources.

CPNE1 Conserve Biodiversity and Enhance Habitat
I. The most important area for biodiversity is along the route of the River Flit and the River
Ivel Navigation Canal. Development should conserve and enhance biodiversity and seek
to deliver net biodiversity gains of a minimum of 10% (as quantified by the most recent
Defra Biodiversity Impact Calculator). Biodiversity mitigation or compensation, where
necessary, can be situated onsite or offsite. Offsite compensation should be located
within the Neighbourhood Plan area.
[The current Biodiversity Metric can be found at:
http://publications.naturalengland.org.uk/publication/5850908674228224]
II Any scheme adjacent to the River Flit or the River Ivel Navigation Canal should be
designed with a naturalised buffer zone of at least 10 metres from the top of the bank to
protect and enhance the conservation value of the watercourse and ensure access for
flood defence and maintenance.
III. All new buildings bordering open space or beneficial habitat should incorporate
integrated bat and bird boxes, in accordance with the Clifton Green Infrastructure Plan.
IV. Proposals to create new natural areas and wildlife habitats, or to expand or enhance
existing provision, will be supported.

9.9.5

Existing Green Infrastructure routes, and proposed new Green Infrastructure are shown
on the Policies Map (see Appendix A
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CPNE2 Green Infrastructure, Networks and Corridors
I. Existing Green Infrastructure (GI) is identified on the Clifton Green Infrastructure
Network Map (2011). The most important green corridor in Clifton is along the River Flit
and the most accessible site is the Recreation Ground in the middle of the village. All GI
identified on this map should be protected from harmful development, managed and
where possible enhanced to create increased public access to green space.
II. GI should provide permeability networks for wildlife and people. In accordance with
the Clifton Green Infrastructure Plan in this document, significant new GI will be created:
•

Community Orchard

•

Allotments

•

Clifton Green Walk, a series of interconnecting footpaths to circumnavigate the
village with spokes that lead back to the centre to provide a variety of different
length walks.

III. These areas of GI are identified on the Policies Map and will be provided in accordance
with the Action Plan (see Appendix I ) through developer contributions and other funds
as set out in Policy CPIM1.
IV. New GI should be included in all major development proposals where it is appropriate
and practical to do so. Such GI should provide functional wildlife habitat linking habitats
together, and where possible, public access.

Figure 31 The Pond, Clifton (Shelia Ashton)
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10

Heritage

10.1

Background and context

10.1.1

The first recorded reference to Clifton is in 944 in an Anglo-Saxon charter, when it is
referred to as Cliftune. Clifton is also mentioned in the Domesday Book. The entry reads:
Cliftone: William de Cairon from Bishops of Lincoln, Eudo FitzHubert and Nigel d’Aubigny
Leofwin from St. Benedict’s of Ramsey, Alwin from Countess Judith. 2 mills.

10.1.2

The Clifton Hundred was named after and managed from the village of Clifton. It included
eleven other local parishes. All Saints Church, built in the 14th and 15th centuries,
was partially restored in the nineteenth century.

10.1.3

In the past Clifton was a centre for straw plaiting. The original village school was a "Straw
Plait School" where children were expected to learn to plait straw from as young as four
years of age. They would also be taught to read. There was also once a small factory
producing bottled drinks. Harwoods Mineral Water Factory operated from 1880 until 1947.
Harwoods produced Hop Bitters, Cherry Cider, Stone Ginger Beer, Lime Juice and Soda,
and Ginger Ale and sold them to the pubs and shops in surrounding villages (Source: Beds
Archives (Barry Livesey)).

10.1.4

Preserving and enhancing the sense of community in Clifton is important to residents and
forms one of the overriding aims of this Neighbourhood Plan. One way of increasing the
sense of belonging to the place where you live is to understand its past.

10.2

Clifton Conservation Area

10.2.1

The Clifton Conservation Area was designated on 6th March 1971. Its setting is centred
around Church Street and extends southwards from the area known locally as “The Baulk”,
to the Junction of Grange Street with Shefford Road and Broad Street. It extends
approximately equidistant either side of this junction both east and westwards. It is
primarily identifiable by the heritage-style lamp posts used which differ from those installed
elsewhere in Clifton.

10.2.2

The focal point of the Conservation Area is the village duckpond and the immediate
surrounding area. This area attests to the age and character of the village by virtue of the
width of the roads, the occasional lack of defined pavements and the age of the housing
stock. The village duck pond is an ancient amenity maintained by Clifton Parish Council.
It is registered under the 1965 Commons Registration Act and thus protected for
perpetuity. Residents voluntarily expend time, energy and money helping to look after it.
The duck pond is home to a flock of ducks and is a primary focal point of the village.

10.2.3

Close to the duck pond at the junction of Grange Street and Church Street is the Grade II
listed village War Memorial. Formerly the village well, it was dedicated on the 19th of March
1921 (source: Livesey and Stacey, 2000). The central section contains a stone upon which
are engraved the names of Clifton Residents who sacrificed their lives in the service of
their country since the beginning of the Great War. A service is held at the Memorial every
Remembrance Sunday.

10.2.4

All Saints Church, close to the southwest quadrant of the crossroads of Church Street,
Stanford Land and Stockbridge Road, is 700 years old and retains much of its original
structure. The clock and carillon are of particular interest. The clock was installed in 1863.
It was made by John Moore of Clerkenwell and is of a type known as a cast iron four poster
with three trains, deadbeat escapement and rack striking. In 1867 Henry Miles added the
Cambridge Quarter Chimes. In 1879 the carillon machine was also commissioned from
John Moore. It is still in use and is the only working carillon in Bedfordshire. It plays four
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tunes on eleven bells at 8 am, 12 noon, 4 pm and 8 pm. Church Relics include a rare
medieval painted screen, a 13th century bowl in the font and an early 16th Century alabaster
tomb of Sir Thomas Lucy, server to Henry VIII (source: Kathy Blackmore, Cliftonbeds.co.uk see Appendix F )
10.2.5

There are 15 buildings with Grade II listed status in Clifton. Fourteen of these are located
within the conservation area. One of the most recognisable is Clifton House, a late 18th
century/early 19th Century building with late 19th century additions and alterations, located
in Church Street. One of the outbuildings also has Grade II listed status (Source: Historic
England). It had fallen into increasing disrepair from the early part of the 21st Century but
is now being converted into apartments.

10.3

Archaeology

10.3.1

The Historic Environment Record for the Parish includes several archaeological features
both above and below ground. These include the site of an early bridge over the River Ivel,
All Saints’ Parish Churchyard, the grounds of both Clifton Manor and Clifton House, and
various other sites and crop marks (Clifton Green Infrastructure Plan, March 2011,
Appendix 1, paragraph 4). The importance of these features should not be
underestimated. Development proposals with potential to impact these assets should
include an appropriate level of archaeological investigation.

10.3.2

In the 1940s a Bronze Age jug (now stored at the British Museum) was found and
subsequently some small archaeological finds were made nearby on the eastern side of
the village. Evidence has been found of a Roman villa close to the River Ivel. To the north
of Stanford Lane remains of an ancient settlement and burial ground were discovered.

10.3.3

Many small finds of little national significance have been discovered in Clifton by amateur
metal detectors and gardeners. These include Roman and Medieval coins, badges and
buttons. However, despite their unimportance on a grander scale, they are of great interest
at the local level. Occasionally a traders token is discovered. One such token has been
identified as being issued by John Samm who owned the Drapers Arms in Clifton. This
token is dated 1664 and has “IMS” stamped on it. The “I” was how a “J “was recorded, the
S represents Samm and the M almost certainly records the name of his wife. It is hoped
to be able to consolidate such artefacts for the benefit of residents (Ref. paragraph 10.4.2).

10.4

Education

10.4.1

Two booklets have been printed which help record the history of Clifton. “A Look at Clifton
Beds” written by B. Livesey and S.J. Stacey and “Clifton Wartime Memories” written by
Roy and Daphne Pike. Both provide excellent background information, both written and
pictorial, covering the late nineteenth and early to mid-twentieth centuries. The War
Memorial located in the centre of the village close to the duckpond records the names of
villagers who gave their lives in defence of the Country. Birth, marriage and death records
are archived in the County Record Office and are available to the public.

10.4.2

It is proposed that a small museum be founded for the benefit and education of villagers
and the wider community (see Policy CPCL3 Provision of New Community Facilities). It
will be curated by a village resident, to catalogue, record and display small objects of
interest found in the village as well as documents, pictures and historical photographs of
the village. The museum would be open to the public.

10.5

Preservation

10.5.1

Clifton Parish Council consider that heritage buildings and artefacts of national, local and
community interest within Clifton Parish should be protected. Consideration of any

Draft Clifton Neighbourhood Plan

Page 67 of 116

Date: 10/12/2021

Planning Policies – Historic Environment
planning application likely to impact on such assets should be judged on the policies in
this Neighbourhood Plan.
10.5.2

There are fifteen buildings listed as being of specific historical or architectural interest
(designated heritage assets) within the village of Clifton. All are Grade II except for All
Saints Church which is of more than special interest and is classified as Grade II* (see
Policies Map Appendix A (A.7). Whilst there are limits to the powers of Parish Councils
with regard to these buildings, they are important village assets, and the Parish Council
will endeavour by all means possible to assist with their preservation.

10.5.3

These designated heritage assets (source: Historic England (UID refs. in italics) are:

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Church of All Saints, Church Street – Grade II* (1321771)
Clifton Manor House, (aka Clifton Lodge) – off Stanford Lane – Grade II (1321770)
Clifton Bury Farmhouse - Grade II (1136627)
Clifton Farmhouse – Grade II (1113831)
1 Stockbridge Road – Grade II (1321773)
Outbuilding approximately 25 metres north of Clifton House – Church Street (1136636)
Clifton House, Church Street – Grade II (see paragraph 14.2.3) (1113830)
Garden wall and entrance gate at The Grange – Grange Street (1321772)
The Grange, centre of Clifton - Grade II (1312679)
Building adjoining 3 Grange Street (Sorrento, 3 Grange Street) – Grade II (1136672)
14 Grange Street – Grade II (1113832)
The Alms Cottages, Grange Street/Shefford Road – Grade II (1136685)
Well Head and War Memorial Church Street/Grange Street – Grade II (1312732)
Barn approximately 20 Metres southwest of Pedley Farmhouse – Grade II (1113873)
Holly Cottage, Church Street – Grade II (1113829)

10.6

Non-designated Heritage Assets

10.6.1

In addition to the above designated heritage assets, three structures of local significance
have been identified and should be considered as non-designated Heritage Assets. A nondesignated heritage asset is a building, site, place, area or landscape identified by planmaking bodies as having a degree of heritage significance meriting consideration in
planning decisions, but which do not meet the criteria for designated heritage assets
(Source, Historic England.gov.uk).

10.6.2

The following non-designated heritage structures are shown on the Policies Map (see
Appendix A (A.8) and identified in this Neighbourhood Plan and each is described in detail
in Appendix C :

•
•
•

Clifton Strict Baptist Chapel, including graveyard and border walls, Broad Street
The inset post box in the front wall of the Old Post Office, Church Street
The front wall of Clifton House, Church Street. Of specific interest are the markings
commemorating the death of eight-year-old Norman Earl in 1919.

Figure 32 Non-designated Heritage Assets
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10.6.3
•
•
•
•
•
•
•
•
•
10.6.4

The process used for the consideration and adoption of the non-designated heritage
assets was as follows:
Submission of the site for consideration to the CNP Steering Committee.
Engagement with the site trustees to obtain their agreement.
Obtain an “in principle” agreement from the Parish Council.
Research the history of the site and prepare a proposal.
Present the proposal to the Parish Council and obtain their formal approval.
Publicise the proposal to the village via the Parish magazine, social media and village
groups.
Present the proposal to Central Bedfordshire Council.
Amend the proposal where necessary to reflect the views of the Parish Council, Clifton
residents and Central Bedfordshire Council.
Include the completed proposal in the Neighbourhood Plan.
Archaeological features, both above and below ground, and others features which have
not yet come to light are also non-designated heritage assets which should be considered
as part of any heritage assessment. An appropriate archaeological investigation should
be carried out in those areas where archaeological remains are likely to be present.
Archaeological remains are indicated on the Map 4) Historic Environment Map in the
Clifton Green Infrastructure Plan 2011 extract see Appendix D .

Policy CPHE1 Designated Heritage Assets
I. Proposals for development which affect designated heritage assets including Clifton
Conservation Area will be permitted if they preserve or where possible enhance the
significance of the asset and its setting. The Grade II* listed Church of All Saints is
particularly significant.
II. The character of the Conservation Area is set out in the Clifton Conservation Area
Appraisal. In addition, the character of the village is set out in Chapter 3 Clifton Character
Assessment.
III. A statement setting out any adverse impacts on the asset and its setting, along with
any proposed mitigation measures must be submitted with the development proposal.

Policy CPHE2 Non-designated Heritage Assets
I. Three non-listed buildings and structures have been identified (see Policies Map
Appendix A (A.8) as having local historic or architectural importance:
(1) Clifton Strict Baptist Chapel, including graveyard and border walls, Broad
Street
(2) The inset post box in the front wall of the Old Post Office, Church Street
(3) The front wall of Clifton House, Church Street.
II. Development proposals which affect these, and other non-designated heritage assets,
including archaeological remains, will be permitted provided that the scale of any harm
or loss is balanced against the significance of the asset and an appropriate level of
recording or/and mitigation is carried out.
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Important Views

11.1.1

Clifton Parish sits within the Ivel Clay valley with slightly domed, featureless and low-lying
topography. It is surrounded by farmland and bordered by Shefford, Henlow and Langford.
The separation gaps between Clifton and these communities are quite narrow. To the
north there is open countryside. The southern part of the parish, beyond the A507 trunk
road, forms part of the Henlow RAF base. The views across the green gap between Clifton
and Shefford are limited and the aspiration to create (Aspiration 3 of Clifton Green
Infrastructure Plan) a community orchard on this paddock between the two settlements to
achieve OBJECTIVE A to Maintain the physical separation of Clifton from nearby villages
and ensure the village continues to be seen in its rural setting. However, the green gaps
between Clifton and Henlow have important views over both gaps in two directions, Views
7-9 below.

11.1.2

The combination of the topography and the proximity of adjacent communities severely
restricts the number of views. However, those chosen are valued by the community as an
amenity and all are available from public viewpoints. Each view photograph is
accompanied by a description of what is seen and why the view is important.

11.1.3

Protecting special views from inappropriate development, will help preserve the character
and aesthetic appeal of Clifton. The National Planning Policy Framework paragraph 170
states that ‘planning policies and decisions should contribute to and enhance the natural
and local environment by protecting and enhancing valued landscapes’ and should
‘allocate land with the least environmental or amenity value, where consistent with other
policies in this Framework’.

Figure 33 View 1: East from the Baulk access path
11.1.4

View 1 extends from the northeast around to the southeast. It is enjoyed by the many
walkers who visit the permissive access land to the north of Clifton. It becomes visible as
the built area of Clifton is exited at the end of Church Street when it becomes the area
known locally as “The Baulk”, (pronounced “Bork”). The view, which changes with the
seasons, is one of farmland in the foreground gently disappearing behind the distant
hedgerows into the River Ivel shallow valley, before rising again to show the hills beyond.
The pictures in Figure 33 show the aspect when looking back towards Clifton with the
newly built Clifton Farm estate and the Bilberry estate on the left of the picture and the
view when looking northeast.
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Figure 34 View 2: North to the Clifton Bury Farm permissive paths
11.1.5

View 2 is from the Baulk access path as View 1 above but at a point further north where
the path turns sharply right. It demonstrates the scale of the permissive access pathways
area looking north from the entrance. On the right is a large copse of trees, supporting an
abundance of wildlife. In the distance, to the left, are the trees flanking the Ivel Navigation
Canal which at that point denotes the parish boundary. The fields provide an everchanging
seasonal vista. Notwithstanding modern mono-culture farming methods, they provide
cover for a number of creatures, including deer, which can often be seen hiding with just
their ears visible above the crops.

Figure 35 View 3: Northwest on Stanford Lane from the entrance to Clifton Manor
11.1.6

View 3 is a composite view and vista. This view is unusual since it provides the backdrop
to one of the main roads into Clifton from the northwest. It is one enjoyed by walkers after
first passing the All Saints Church Hall and the Cricket Club towards the bridge overlooking
the Ivel Navigation Canal. The view is of green verges with wild summer flowers and
bordered by ancient hedgerows, all charmingly framed by overhanging trees with a
winding road into the distance.
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Figure 36 View 4: North from Pedley Lane towards The Lakes
11.1.7

View 4 is a charming view from the north side of Pedley Lane close to the junction with
Manor Close. It overlooks The Lakes. In the distance you can see the rooftops of houses
on the Clifton Fields estate.

Figure 37 View 5: West from New Road
11.1.8

View 5 is enjoyed by people travelling out of Clifton on foot and by vehicle towards Clifton
Park and the A507. Pedestrians can look through an ancient hedge towards the west and
see a small thicket, surrounded by rising farmland. Planning permission for housing has
been sought on this site but dismissed at appeal twice (Appeal references
APP/P0240/W/18/3206495 and APP/P0240/W/19/3220640) because of the harm to the
character and appearance of the area.

Figure 38 View 6: East from New Road
11.1.9

View 6 demonstrates the wide-open space between the viewpoint on New Road towards
Henlow Air Base, hidden from view beyond the A507.
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Figure 39 View 7: South from Stockbridge Road
11.1.10 View 7 shows pastureland south of Stockbridge Road at the east end of the Parish.

Figure 40 View 8: North from Broad Street
11.1.11 View 8 shows the vista across the field looking north to Stockbridge Road. To the right of
the picture is the Public Footpath No5 at its junction with Public Footpath No1 and to the
right of that the River Ivel.

Figure 41 View 9: South from Broad Street
11.1.12 View 9 shows the tract of land which includes “Van Diemans Land” in the foreground
looking towards the A507 beyond the visible horizon.
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Figure 42 View 10: Clifton Cricket Ground
11.1.13 View 10 looks north from the entrance of Clifton’s cricket ground, one of Clifton’s most
popular venues. The Ivel Navigation Canal runs to the left of this picture.

Figure 43 View 11: Hitchin Hill (1)
11.1.14 View 11 is seen from the edge of the Parish boundary, south of Hitchin Road over a broad
expanse of farmland to the northeast.

Figure 44 View 12: Hitchin Hill (2)
11.1.15 View 12 is from a point north of View 12 on the Hitchin Road at the highest point in the
Parish and on the Parish boundary. It looks across Clifton, nestled in The Ivel valley.
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Figure 45 View 13: Village Duck Pond
11.1.16 View 13 is the most loved feature of Clifton.

Figure 46 View 14: Junction of Church Street and Grange Street
11.1.17 View 14 is resplendent, at its very best with the autumnal colours of the magnificent maple
in the foreground and the duck pond beyond.
11.1.18 The Important Views are shown on the Policies Map below, followed by the Policy CPV1.
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Policy CPV1 Important Views
I. The following fourteen views are identified on the Policies Map as Important Views:
View 1: East from the Baulk access path
View 2: North to the Clifton Bury Farm permissive paths
View 3: Northwest on Stanford Lane from the entrance to Clifton Manor
View 4: North from Pedley Lane towards The Lakes
View 5: West from New Road
View 6: East from New Road
View 7: South from Stockbridge Road
View 8: North from Broad Street
View 9: South from Broad Street
View 10: Clifton Cricket Ground
View 11: Hitchin Hill (1)
View 12: Hitchin Hill (2)
View 13: Clifton duck pond
View 14: Church Street/Grange Street junction
II. New development within the identified views listed above and indicated on the Policies
Map must ensure that key features of the view can continue to be enjoyed including
distant buildings, areas of landscape and the juxtaposition of village edges and
countryside. Development proposals must, where appropriate, include an assessment of
the impact that development will have on these Important Views.

Figure 47 Grange Street Clifton (Shelia Ashton)
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Implementation and Monitoring

12.1

Implementation

12.1.1

The Neighbourhood Plan will be implemented through a combination of methods. Primarily
the policies will be used by Central Bedfordshire Council when determining planning
applications in Clifton.

12.1.2

Planning permissions where Section 106 planning obligations are secured will contribute
towards achieving the community benefits identified in the Action Plan in Appendix I and
the Aspirations in the Green Infrastructure Plan (see Chapter 13). In the event that CBC
adopt a Community Infrastructure Levy (CIL) Charging Schedule, or a National CIL is
introduced then funding will be redirected to the Parish Council to achieve the actions and
aspirations set out in the Neighbourhood Plan.

12.2

Monitoring

12.2.1

The preparation of the Neighbourhood Plan immediately after the adoption of the new CBC
Local Plan (2015-2035) ensures that it is currently in line with Development Plan policies.
Clifton Parish Council will consider whether the Neighbourhood Plan should be reviewed
periodically. Reviews could be triggered by changing national or local policy but may also
be required if local circumstances change.

12.2.2

The Parish Council will also monitor planning decisions in Clifton to ensure the policies in
the Neighbourhood Plan remain effective.

Policy CPIM1 Spending Priorities
I. Spending priorities will be delivered though S106 agreements, CIL or other funding
streams which become available, in accordance with the priorities, identified actions and
aspirations in the Neighbourhood Plan.
II. The Action Plan will be reviewed every three years by Clifton Parish Council to ensure
it remains up to date and relevant.
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Clifton Green Infrastructure Plan

13.1

Introduction

13.1.1

This Clifton Green Infrastructure Plan is a revision of the 2011 Green Infrastructure Plan,
(GIP), conducted by Bedfordshire Rural Communities Charity on behalf of Central
Bedfordshire Council. It draws upon the background of this original GIP, together with
information gleaned from the 2019 Clifton Neighbourhood Plan survey and detailed notes
made from meetings conducted with small groups of Clifton residents. It has been written
by the Clifton Neighbourhood Plan Steering Committee is an important part of the Clifton
Neighbourhood Plan. Nevertheless, it can be read and used as a separate document.

13.1.2

Despite being surrounded by green open spaces, Clifton has no Country Parks nor has it
Natural and Semi-Natural Greenspaces or Amenity Greenspace provision, neither are
there allotments or Community Gardens.

13.1.3

Clifton is a rural settlement situated within the Upper Ivel Clay Valley Landscape Area. It
displays many of the characteristics associated with this area – a gently rolling landscape
with open fields and hedgerows. Houses in the village are typical of the area, varying
widely in age, style and building material. There is an abundance of wildlife in the
surrounding countryside including wild deer, badgers, kingfishers and bats.

13.2

Objectives and Scope

13.2.1

The objectives of this GIP are to record the current green infrastructure of the village of
Clifton, describe its condition and set out the desires of Clifton for its future. It will set out
aspirations which will contain their own objectives, justifications, benefits and a clear action
plan and timetable. It will, where possible, identify the funding stream which it is hoped will
be used to enable the aspiration to be met.

13.2.2

The scope of this GIP covers the Parish of Clifton however it is understood that the natural
environment does not recognise arbitrary human-defined borders and also takes full
consideration of the impact outside factors make upon our Green Infrastructure and vice
versa.

13.3

Interaction with other Plans and Neighbouring Communities

13.3.1

This plan can be used by the neighbouring villages of Henlow and Langford and the
neighbouring town of Shefford to complement their own GIPs. Furthermore, it complies
with and complements the Central Bedfordshire Local Plan. Discussions have taken place
with each of the three neighbouring communities and with CBC for the purpose of avoiding
conflict or contradictions. This GIP is an important part of the Clifton Neighbourhood Plan.

13.4

Strategic Goals
This Green Infrastructure Plan will
a) Identify the most important green spaces within the Parish of Clifton and develop plans
for their use over the period of the Clifton Neighbourhood Plan.
b) Identify new infrastructure required and determine where existing infrastructure
requires upgrading or repair.
c) Plan to protect our natural flora and fauna from the detrimental effect of human activity.
d) Find ways of improving the built-up parts of Clifton Parish by strategic planting of trees,
shrubs and plants.
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e) Include and provide opportunities for children and the younger members of our
community to engage with countryside and nature related activities.
f) Identify sources of negative impact on the natural environment and construct
processes to reduce or eliminate such impact.
g) Educate the community on the impact small changes to improve the natural
environment can make if replicated by numerous communities.
h) Provide evidence and initiatives for sections 7, (Housing), and 14, (Heritage,
Community and Environment), of the Clifton Neighbourhood Plan.

13.5

How this Plan can be Used
By the community of Clifton:

•

This GIP will be publicised by virtue of being part of the Clifton Neighbourhood Plan
process. The community will be encouraged to become involved in those parts of the GIP
which most interest or affect them.

•

Each aspiration will be sponsored by an individual, group or business and the progress
monitored by the Parish Council Projects Committee.

•

This GIP identifies what is important to the community. It can be used to support project
funding bids.
By Central Bedfordshire Council:

•

Central Bedfordshire Council will be able to consider this GIP whilst planning material
changes to the built up and rural settings of Clifton Parish and use it to inform their decision
making.

•

This GIP will form part of the Clifton Neighbourhood Plan and can be considered to have
weight in the planning decision making in accordance with the NPPF. (Paragraph 30).
By developers:

•

Developers and builders of all new and future housing proposals should ensure that
housing is designed to be in keeping with the overall design of the existing local housing
stock. Section 7, (Housing), paragraph 7.6.1

•

New developments must take account of the rural setting in which Clifton is situated,
ensure disruption to wildlife is minimised and that a commensurate and robust mitigating
action plan is drawn up and approved by the appropriate authorities. The minimum aim
should be that there is no overall loss of habitat or amenity and wherever possible such
habitats and amenities should be encouraged to grow (reference Natural Environment
Section).

•

New developments must be built in accordance with the latest available environmental
benefits including, but not limited to, insulation, glazing, grey and rainwater retention,
wildlife protection and facilities for low/zero emission vehicles.

13.6

Aims of this plan

13.6.1

By virtue of its existence and the process of its adoption, this GIP will serve to formalise
its aspirations and make them accessible for scrutiny by the Community of Clifton by
publishing them on the Clifton Parish Council website. It will be reviewed every three years
in alignment with the review dates of the Neighbourhood Plan.

13.6.2

An over-riding aim is to maintain and extend the community spirit of the village including
the provision of a welcome pack for new and future residents who choose Clifton as a
place to live.
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13.6.3

Each aspiration will prioritise the inclusion of younger members of our community together
with the elderly, infirm and those most disadvantaged.

13.6.4

The Parish Council will aim to maintain and improve the green spaces in and around
Clifton and will work with local landowners to ensure existing and new amenities are
identified to benefit the village of Clifton and neighbouring communities.

13.7

Methods and involvement

13.7.1

The ten aspirations of this plan are listed at the end of the section. As far as practical, a
broadly similar method will be used to develop every aspiration from concept to conclusion.
The construct will endeavour to follow this pattern:

•
•
•
•
•
•
•
•
•

Project outline
Objective
Justification
Benefits
Process
Strengths, weaknesses, opportunities and threats
Timetable. (Gantt chart)
Costs and financing
Post project requirements and revenue costs.

13.7.2

At all stages, Clifton Parish Council, CBC, landowners, Clifton residents and other parties
with an interest will be informed and consulted. They will also be invited to participate as
considered appropriate.

13.8

Green Spaces

13.8.1

Within the built-up area of Clifton there are three main green spaces. The recreation
ground behind the Community Centre, the playing field at All Saints Academy, and the
duck pond. The recreation ground is approximately 2.6 hectares and incorporates a
marked out football pitch, a shelter used mainly by younger residents as a meeting place,
a children’s play area and a basketball type court. For hirers of the football pitch, changing
rooms, parking and disabled access are available. A pétanque court was built in 2021
between the basketball court and the Community Centre. The playing field at All Saints
Academy is leased from CBC by the Church of England and is primarily used by the
Academy for pupil exercise and sports. The duck pond is registered under the 1965
Commons Registrations Act and protected in perpetuity. It is maintained by Clifton Parish
Council.

13.8.2

Outside the built-up area the most used green spaces are the permissive access on land
owned by Clifton Bury Farm and the cricket ground. Permissive access has, to date, been
funded by HM Government. The cricket ground on the western edge of the Parish and
bordered on its western edge by the Ivel Navigation Canal, is leased to the Clifton Cricket
Club. It is used primarily as a cricket ground, but also as the venue for the popular annual
duck race.

13.8.3

The results of the Clifton Neighbourhood Plan survey showed that 85.9% of the
responders agreed or strongly agreed with the statement “All green spaces and open
areas should be protected from development”, with 6.9% disagreeing or strongly
disagreeing. This coincides with the views of Clifton Parish Council who value the green
spaces currently in the village and it is considered they improve community cohesion and
social interaction by providing areas where group recreational activities can take place. It
is therefore desirable that green spaces within and without the village are maintained and,
whenever possible, extended.
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Figure 48 Protection of Green Spaces
13.8.4

The highest level of support for use of green spaces was to create allotments with 89.3%
of responders supporting the use of green space for their creation. Aspiration 3 Create a
Community Orchard and an Allotment Site, reflects this desire. The second highest level
of support was for sports facilities. (Aspiration 4 and Aspiration 5).

13.8.5

Although 83.93% of responders were satisfied they had sufficient access to the
countryside, 14.67% were not. Lack of footpaths, (72 people), poor condition of the paths,
(54 people) and insufficient signage, (65 people) were the most common reasons given.
Stiles or gates prevented 14 people from accessing the countryside.

13.9

Infrastructure Required

13.9.1

Most infrastructure is planned and provided by the Local Authority, Government, or
Government agencies and thus is beyond the remit of a Neighbourhood Plan or a Green
Infrastructure Plan. Nevertheless, planning should consider the effects of development
and endeavour to foresee and plan for future needs. It should also include within this
consideration the requirements of a rural community.

13.9.2

This GIP includes ten aspirations. The majority of infrastructure required for Clifton is
therefore predicated upon those aspirations being realised.

13.9.3

Aspiration 3 to provide a community orchard and allotments. They would require a water
supply and possibly an electrical supply. Aspiration 7 to provide charging points for battery
powered vehicles would necessitate a power supply to the locations chosen to benefit from
such provision. Aspiration 8 and Aspiration 9 for new cycle paths would require upgrades
and extensions to existing cycle networks. Aspiration 10 for a Clifton Green Walk would
also require extensions to existing rights of way. Improvements to sports facilities are
considered vital. Locations will be sought to provide a netball court and a five a side football
pitch. (Aspiration 4 and Aspiration 5). 51.9% of responders favoured green spaces being
used to support green energy. This will be analysed by the Clifton Projects Team.
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13.10 Green Infrastructure Maintenance
13.10.1 Currently, maintenance of the countryside around Clifton is undertaken by the landowners
with some assistance from the Local Authority. The Parish Council maintains the verges
and flower displays within the village boundaries and part funds the maintenance of the
cemetery. This will continue.
13.10.2 The future of the Permissive Access scheme is currently unknown, despite
representations to DEFRA and Natural England. It is likely that a version of this scheme
will continue, funded in part by CBC.
13.10.3 A scheme to “Adopt a Clifton Pathway” was conceived whilst preparing the Neighbourhood
Plan but has already been achieved. This is now an operational light touch maintenance
programme for the built and rural parts of the village using volunteers to keep litter to a
minimum and report problems as soon as they become apparent.

13.11 Protection of Wildlife
13.11.1 Clifton is located in the Upper Ivel Clay Valley and has an abundance of wildlife. This is
under threat from substantial development and encroachment, not only in the open
countryside, but also in the gaps separating Clifton from Shefford, Henlow and Langford.
Reduction of these spaces puts stress upon the natural environment. In addition to
managing the amount of development it is important to understand how, as a community,
steps can be taken to protect and nurture the countryside in which we live.
13.11.2 New developments bring change to a community, but they also provide opportunity. These
opportunities can take many forms and can include, but are not limited to, working with the
developer to create a level of understanding. As a result, bat boxes are now attached to
most new builds and gaps for foraging hedgehogs are encouraged. Sympathetic planting
of trees and hedges to soften the impact of new housing can also lead to new habitats.
13.11.3 Clifton is fortunate that some farmland has been set aside as part of the Permissive Access
scheme for residents to enjoy the countryside. Education about flora and fauna
surrounding Clifton is regarded as vitally important, particularly for the younger generation.
Our aspiration of creating a green walk around the village (Aspiration 10) seeks to address
this.

13.12 Improving the Built Area of Clifton
13.12.1 The historic centre of Clifton has been designated as a Conservation Area. For several
years flower tubs have been planted around the centre of the village. These are funded by
the Parish Council and planted and maintained by volunteers. Within the built-up area of
Clifton, work is in progress to improve and enhance the street scene. Flower baskets were
added to lamp posts in the centre of the Conservation Area in 2020/21. Several wooden
benches were also installed in 2020 for communal use. Other suggestions from the survey
included provision of allotments, a community orchard, and new sporting facilities.
13.12.2 Clifton was, in past times, known locally as “The Cherry Tree Village” because of the
proliferation of flowering cherry trees which adorned the streets. In order to resurrect this
charming piece of history, in 2019 residents were offered a free cherry tree with the
stipulation that the trees were to be planted in front gardens for all to see and enjoy in
Springtime. Central Bedfordshire have agreed that more such cherry trees will be planted
in 2020/21 on verges owned by CBC Highways. Developers are being encouraged to plant
cherry trees in new developments to assist with visual integration into the existing street
scene.
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13.13 Thinking Ahead
13.13.1 The Clifton Neighbourhood Plan survey produced some interesting ideas including a best
kept garden competition, a flower/vegetable show, and inviting well informed local people
to speak at events about different aspects of the countryside around Clifton.

13.14 Reducing Negative Impact
13.14.1 Community spirit and cohesion are important to Clifton. A rural community often has a
different culture to an urban community. Integration requires give and take on both sides
and education plays a vital role in this. Accordingly welcome packs have been printed and
each new household will receive a copy.
13.14.2 The impact of sustained development will continue to be felt for some years to come.
Mitigating this is seen as a priority. This will be achieved only with perseverance and
goodwill. Many aspirations have been chosen because they, at least in part, will help to
encourage a sense of community through common purpose.
13.14.3 A communication channel is made with developers and builders of new developments in
Clifton and they are encouraged to be good neighbours. The subjects most discussed are
noise, dust, keeping access roads clean and agreeing safe routes to and from sites
designed to avoid heavy goods vehicles using the village centre. Whilst there have been
aberrations, in the main the developers have seen the wisdom of working with rather than
against the village. This practice will continue with the other developments planned.

13.15 Education
13.15.1 In order that residents receive the maximum benefit from living in a rural community, it is
important that, should they so wish, they are provided with opportunities to increase their
knowledge and awareness of the countryside and the green spaces within the village.
Education and enjoyment of Clifton and the surrounding environs are a theme
underpinning this GIP since both are considered to enhance the spirit of community within
the village. Diverse and informal education can be achieved by creating an environment
which permits access to the countryside around Clifton and provides information related
to the village, its current inhabitants and its history.
13.15.2 If the aspirations described within this GIP are achieved, education will inevitably follow.
This will require the input from the formal education sector, village groups, the Parish
Council, the Local Authority, and individuals.

13.16 Aspirations and Priorities
13.16.1 The following aspirations emerged from those in the previous GIP which remain unmet,
together with suggestions received from the survey conducted as part of the background
information gathering for the Clifton Neighbourhood Plan. Others became apparent whilst
background work was being conducted. Ten aspirations have been set. This number of
aspirations is achievable for a small community without being too great a challenge. It is
to be hoped that, as goals are achieved, further aspirations will be added.
13.16.2 The priorities assigned to each aspiration, (Immediate, Medium term and Long term), do
not reflect their importance to the community of Clifton, but consider the degree of difficulty,
planning and work required to achieve each aspiration.
•
Immediate
Completion within one year
•
Medium Term
Completion within five years
•
Long Term
Completion within ten years
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IMMEDIATE ASPIRATION

Aspiration 1 Create “Clifton in Bloom” Week
Encourage the planting of flower displays by creating a regular Clifton in Bloom week.
Background. The community of Clifton has a fine record of pride in the appearance of their village
which three times gained the accolade of “Bedfordshire Village of the Year” in 2003, 2005 and
2009. Clifton in Bloom was suggested in several responses to the Neighbourhood Plan survey.
Benefit. Improvement of the visual landscape in the village of Clifton and stimulating community
spirit by engendering pride and friendly competition.
Action plan. Organise a co-ordinated approach between interested village organisations, including,
but not limited to, the Parish Council, Clifton Residents’ Association, both village schools, the three
Churches and the WI. Youth groups would also be encouraged to participate.
Timetable. Using a co-ordinated approach with the interested parties organising HM Queen
Elizabeth II Platinum Jubilee celebrations starting December 2021 and culminating in mid-2022. It
is anticipated this event would become an annual feature and would spawn its own organising
committee.
Funding. Self-funded.

Aspiration 2 Introduce Wildflower Zones
Introduce a wild flower planting scheme
Background. Clifton village has five major routes connecting it with other conurbations. It also has
a large community playing field and privately owned community spaces. It is proposed to find
appropriate locations to plant wild flowers, native to the village, to encourage insects.
Benefit. The benefits to wildlife are obvious, but the collateral benefits include children’s
participation and education, preservation of any endangered local wild flowers and further
beautification of the village.
Action Plan. Working with local naturalists and engaging with national organisations where
appropriate, locations suitable for planting and the correct species of flora would be identified. One
prime location would be the perimeter of the community playing field, and another would be village
graveyards.
Timetable. The start date would be dependent on identifying the best locations for the species
chosen and the availability of seed. The preliminary work is expected to commence early in 2022.
Funding. Minimal and could be funded by Parish Council from savings made to verge cutting.
MEDIUM TERM ASPIRATIONS

Aspiration 3 Create a Community Orchard and an Allotment Site
Work with local landowners to create a community orchard in an area between Pedley
Lane and Shefford Road and to establish an allotment site north of the Bilberry estate.
Justification. Clifton has no community assets which would allow the residents, particularly those
in new developments with smaller gardens, to grow fresh produce. There has been interest in
providing an area set aside for allotments.
Benefit. An orchard, open to all, would provide adults and children with the opportunity to see how
fruit is grown. An open space at the western end of the village would preserve the separation
between Clifton and Shefford and help retain the sense of community which exists in Clifton. Pupils
from the Samuel Whitbread Academy opposite the site would be encouraged to participate in the
maintenance and planting of the orchard.
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Allotments are seen as a way of allowing those with an interest the opportunity to grow their own
vegetables Furthermore, children in particular would benefit from the knowledge of how their food
is grown and how the taste and texture of freshly cropped food differs from mass produced.
Action Plan. Negotiate with the landowner to determine the likelihood of allowing the projects to
take place. Assuming a successful conclusion of the negotiations, the two sites would be
progressed independently. The orchard site would be fenced off temporarily and fruit trees planted
by school children. It would remain closed for two or three years to allow the saplings to become
established. During this time general tidying would take place together with installation of
informational signage and seating. When the trees were mature enough, the orchard would be
opened for a set number of hours each day and closed outside those times. During the fruiting
season, visitors would be permitted to pick a limited quantity of fruit sufficient only for their
immediate needs.
The preferred site for allotments would be a rectangular plot immediately to the north of the Bilberry
estate. This would be fenced off to deter foraging animals (primarily deer) and marked out into
individual plots. A small fee would be charged for renting each plot.
Timetable. Establish ownership/rights of the land and fence off both by December 2022. During
2023 the allotments would be assigned to Clifton residents. The first trees will be planted in the
orchard during 2023 and 2024. In 2025 signage and benches will be installed in the orchard. The
anticipated opening of the orchard will be in 2025/26.
Funding. A combination of funds from Section 106, and various arboreal charities.
Maintenance. Ongoing maintenance would be required, (grass cutting, pruning, hedge trimming
etc.), in accordance with normal husbandry. A water supply may be required.

Aspiration 4 Provide New Netball Court
Provide a new netball court for use by residents of Clifton.
Background. Netball is a popular and growing leisure activity. The Heritage League has 44 teams
with approximately 450 members covering Clifton and the surrounding area. The Bedfordshire
County Netball Association also runs a youth academy with almost 50 girls aged between 9 to 14.
After they reach 14, they can join the adult league. Although netball can be played indoors or
outdoors, this aspiration is for an outdoor court.
Justification. The Bedfordshire League is growing with 4 new teams added in 2020. Each team is
responsible for booking their own home court and due to the growth of this sport, are now finding it
difficult to find a suitable venue in the Clifton area.
Benefit. A netball facility would benefit all active age groups, providing social interaction combined
with health benefits.
Action Plan. Initially to conduct a cost/benefit exercise followed by the identification of a suitable
venue and a robust funding stream.
Timetable. Commence background work in 2021.
Funding. The funding stream and amounts required are to be established, but not expected to be
significant.
Maintenance. Maintenance is anticipated to be minimal.

Aspiration 5 Provide Five a Side Football Pitch
Provide a five a side 3G all weather, floodlit, football pitch.
Justification. There are currently approximately 600 5 a side football teams in North Central
Bedfordshire. Existing 3G pitches are oversubscribed and as new ones are built, they are sold out
before they open. The nearest pitch to Clifton is at the Pendleton Sports Centre in Arlesey.
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Benefit. Apart from the obvious physical and mental health benefits, these all-weather pitches can
be utilised 24 hours per day. It would be expected that evening sessions would last until 10.00pm.
This would significantly reduce anti-social behaviour on the site of the pitch. Local pubs and
restaurants would have the opportunity to benefit from spin-off trade.
Action Plan. 2022.Identify the site and obtain approval from all stakeholders. Compile an initial
budget and identify a funding source. 2023 Obtain planning approvals. Construction to take place
in 2024.
Funding. The cost of this project is likely to be in the region of £200.0K to £250.0K.
Maintenance. A 3G pitch requires less maintenance than a traditional grass pitch although it is not
maintenance free. Regular brushing is required to remove litter and organic debris. Deep cleaning
is required every 500 hours of play or bi-annually. This would be best carried out using a specialist
contractor.
Replacement A 3G pitch has a lifespan of 20 years. The replacement would be paid for by
establishing a sinking fund. Currently a 4G pitch is not recognised by the sport’s governing bodies.

Aspiration 6 Organise Plant Swap Scheme
Organise a plant swap scheme to encourage the growing of plants and flowers.
Background. In keeping with many other rural and urban communities, Clifton has many keen
gardeners. This scheme would put like minded people in touch with one another to exchange
plants, seeds, cuttings, and surplus produce.
Benefit. Increase community cohesion, reduce waste and enable contributors to exchange ideas
with neighbours they may not otherwise meet.
Action plan. Set up a small working group to decide the best method of publicising and
implementing the scheme. Organise open days and design and build a web site.
Timetable. Start in 2022
Funding. Minimal.

Aspiration 7 Provide Public EV Charging Points
Provide electrical vehicle charging points at appropriate locations around the village of
Clifton thus providing residents without the benefit of off- street parking to have the option
of owning vehicles powered partially or totally by batteries.
Justification. Clifton has a number of homes without the advantage of off-street parking. This denies
the residents the opportunity to drive vehicles powered wholly or partly by battery.
Benefit. Installation of charging points would enable all residents to have the option of choosing a
greener choice of vehicle.
Threats. Hydrogen may overtake battery as the primary fuel source for the future thus rendering
electrical charging unnecessary. The electrical grid may be insufficiently robust to cope with
increased demand.
Action Plan. Liaise with CBC and the relevant Governmental bodies to establish the best option for
Clifton.
Timetable. Initial discussions to take place with CBC and energy suppliers in 2021, with
installations, if agreed with CBC highways and other interested parties, by 2022.
Funding. Grants are available from OLEV, (Office for Low Emission Vehicles), via EST, (Energy
Saving Trust), who administer ORCS, (On-street Residential Chargepoint Scheme). These grants
can be awarded to individual Parish Councils. However, our preferred option is to work with CBC
who are negotiating with the charging station providers and recoup their financial outlay by charging
for the electricity provided. This option would not require local funding.
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Maintenance. It is expected that ongoing maintenance would be the responsibility of the provider,
either CBC or a private supplier.
LONG TERM ASPIRATIONS
The following two aspirations (8 and 9), whilst being distinct, are similar in scope and design. In
order to reduce repetition, the justifications, benefits etc. have been combined. It is not expected
they would be constructed simultaneously.

Aspiration 8 Improve Cycle Path Along Stockbridge Road
Improve the shared cycle path along Stockbridge Road, crossing the River Ivel towards
Henlow. Investigate improvements to extend it westwards as far as The Bilberries,
including an improved road crossing. Liaise with Henlow Parish Council to continue into
Henlow.

Aspiration 9 Create Cycle Path to Arlesey Station
Create a cycle path on the unpaved northern verge of Broad Street between Clifton and
Henlow. Liaise with Henlow Parish Council to continue this path from Clifton to Henlow
and connect with the existing Sustrans Route 12 which currently terminates at the A507
Henlow roundabout.
Justification. The centre of Clifton is heavily congested at peak times. Much of this traffic is local
(97.53% of responders to the CVNP survey stated they used their car daily.) There is a desire,
which became apparent from responses to the Clifton Village Neighbourhood Plan survey, (45.2%
of responders would use new cycle paths), for cycle paths to be built, particularly for commuters
using Arlesey Station.
Benefit. Reduction in local traffic, with subsequent improvement in air quality and reduction in the
potential for accidents. Reduction of traffic entering and leaving the A507 route to Arlesey Station
thus reducing the potential for accidents.
Action Plan. Initial discussions with Sustrans and CBC and other interested parties/stakeholders to
determine the viability of the schemes.
Timetable. Start discussions in 2022.
Funding. Not known at this stage.
Maintenance. These paths would form part of the road network and would be maintained
accordingly.
Benefit. Reduction in local traffic, with subsequent improvement in air quality. Improvement in
overall health through exercise.

Aspiration 10 Create a Clifton Green Walk
Create a “Clifton Green Walk” of interconnecting footpaths to form a circular route around
the settlement area of Clifton, with “spokes” leading to a central hub. The Walk will be
mostly for walkers albeit some sections will also be suitable for horse riding and cyclists.
Justification. Clifton, despite being a rural community, currently has only one area suitable for
walkers, this being the permissive access area on Clifton Bury Farm at the north western corner of
Clifton Parish. There are several other rights of way within the village, but none provide a walk
which does not involve re-tracing the route used on the outward journey. There is a real desire on
the part of the walking community in Clifton to have paths they can follow around the village. There
is also a need for those with limited mobility to be able to take shorter walks. Furthermore, there is
an opportunity to teach younger residents about the countryside and the flora and fauna that exist
in and around the village in which they live.
Benefits. In addition to the obvious health benefit of encouraging more people to take exercise,
there are educational opportunities to be had. This scheme will involve positioning of discrete
information boards along the route designed to educate and inform. It may be possible to include
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a walkway across a section crossing the River Ivel Navigation Canal giving walkers an opportunity
to observe animals and plants not currently visible. The “Adopt a Pathway” scheme would extend
to include the Clifton Green Walk routes to reduce litter and report problems.
Threats. A project of this size and scope will self-evidently offer considerable challenges. Agreeing
the route is one major obstacle and obtaining funding the other. Neither are considered
insurmountable. The smaller issues are too numerous to list at this point but will, with determination
and perseverance, be overcome.
Action Plan. The concept is to create a circular walk around the built-up area of Clifton sub-divided
into sections. At the beginning and end of each section a route back into the village will be created.
This will provide different lengths of walks for people of all abilities. The distances between each
section will be clearly shown on signs to allow walkers to decide which walks are most appropriate
for them. The walks will have educational boards where appropriate to describe the surrounding
landscape as well as the wildlife that can be seen from that vantage.
Timetable. In 2023/24 an ideal route will be chosen, albeit with the realisation that, after
consultations with the landowners, some compromises will need to be made. When the final route
is agreed with all interested parties, (Landowners, CBC and Clifton PC), contracts will be drawn up
during 2023/24 to formalise access onto private land. The landowners would be expected to close
the route on one day each year to prevent a right of way from being established by virtue of access.
In 2023/24 the paths will be created and by 2025 a few small bridges will be constructed to span
ditches and rivers. Bridges would have “kissing gates” at each end.
Funding. It is not possible to determine the funding required until we reach an agreement with all
stakeholders. We anticipate much of the work will be undertaken by volunteers from the community
and that, if necessary, fundraising events will be held. Sponsorship to fund the educational signage
will be sought from local businesses.
Maintenance. If taxpayer funds for future maintenance and improvements are unavailable to
maintain the Clifton Green Walk a trust will be established using money raised from village events
and donations. Alternatively, a “Friends of Clifton Green Walk” could be formed with a remit to
maintain the pathways.
Clifton Parish Council and Central Bedfordshire Council endorse this Green Infrastructure
Plan
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Policies Maps
A.1

Policies Map
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A.2

New Homes Policy CPH2
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A.3

Local Green Spaces Policy CPCL2

Draft Clifton Neighbourhood Plan

Page 92 of 116

Date: 10/12/2021

Appendices
A.4

Community Hub Policy CPCL3

Draft Clifton Neighbourhood Plan

Page 93 of 116

Date: 10/12/2021

Appendices
A.5

Identified Facilities Policy CPCL4
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A.6

Green Infrastructure and Routes Policy CPNE2
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A.7

Designated Heritage Assets (Policy CPHE1)
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Non-Designated Heritage Assets Policy CPHE2
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Local Green Space Assessment

Site
# description

Village Duck
1 Pond

Recreation
2 Ground

All Saints
3 Churchyard

National
designation
or right of
way

Common
land or
village
green

Private
garden

Extant
planning
permission

Owner
known

Extensive
tract

Very
special

Reasonably
close

N

Common

N

Y

N

N

Y

Y

N

N

N

Y

N

N

Y

Y

N

N

N

Y

N

N

Y

Y

N

N

N

Y

N

N

Y

Y

4 Chesalon
Evidence

#
1

Site
description
Village Duck
Pond

Beauty
Beautiful in
all seasons

2

Recreation
Ground

Wide open
space
fringed
with trees

3

All Saints
Churchyard

Ancient
trees
around and
in the space

4

Chesalon

Unfarmed
and wild
open space

Intrinsic local
character
Central point of
the village
enjoyed by all

Most important
space serving
many purposes
entirely
enclosed by
mature trees
Provides a
tranquil space
around the
church

Vital to
maintaining the
separation
between Clifton
and Shefford
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Historical
significance
Significant
as the
historic
centre of
the village
None

Used to be
connected
to Clifton
House by
private
access
None
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Recreational
Central
feature of
the village
enjoyed by
everyone
Primary
purpose.
25% of
residents
use for
football
Public
access and a
tranquil area

No public
access
currently

Natural
wildlife
Attracts
wildlife

Additional
information
Most popular
choice to protect
which residents
maintain

Trees
around
edges
support
wildlife

Main public
greenspace

Important
for wildlife
and
biodiversity

Parcel not being
farmed

Undisturbed
so
contributes
to
biodiversity

Parcel not
farmed and
rejected as a
housing site
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Non-designated Heritage Assets
Each of the following buildings or structures is identified as a Non-designated Heritage Asset in this
Neighbourhood Plan. For each item, the background is given and then the character is described.
The rationale for including the item as a Non-designated Heritage Asset is then provided.

Clifton Strict Baptist Chapel, (Including main building and graveyard)
Asset
Clifton Strict Baptist Chapel, the grounds, graveyard and surrounding wall, and the Chapel House
54 Broad Street, Clifton, SG17 5RN, OS Ref. TL163388.
Background
Clifton Strict Baptist Chapel was built in 1853 on land donated by Samuel Wilson, of Elms Farm,
some nine years after the first Clifton Fields Strict Baptist Church was formed and eleven years
after Septimus Sears became the first Pastor of the Church. The original Chapel was in Clifton
Fields close to Shefford and still stands today as two residential dwellings.
The Chapel is within the Clifton Conservation area. The 2004 Conservation Area Appraisal refers
to the Chapel as a “Building of Local Interest”. It notes that the decorative railings in front of the
Chapel contribute positively to the appearance of the conservation area and should be retained.
Septimus Sear (1819 -1877) is intertwined with the history of Clifton. He was born in Chatteris,
Cambridgeshire and first invited to preach at Southill in 1840 before being persuaded to move to
Clifton in 1842. He was responsible for building not only the chapel and adjacent house, funded by
donations from the wider congregation, but also almshouses for widows and aged persons in the
village. Two were opened on 22nd June 1871 one of which still stands today. Each building housed
two occupants and the remaining building still clearly shows the original two front entrances. A
depiction of this building forms part of the Clifton village sign. The cottage was listed as Grade II,
of special interest, in 1975.
During his 35-year pastoral tenure Septimus Sears also published numerous books of hymns,
poetry and prose. He also produced The Little Gleaner, a monthly magazine for the young and later
The Sower for adults. Both magazines were widely distributed and sold in thousands. Sears
compiled The Clifton Hymnal, a book of hymns for children, widely used throughout England well
into the 20th century. His stature as an important historical Clifton resident is underlined by the
naming of a housing development in 1986 called Sears Close.
The Chapel
The Chapel building is understatedly attractive and was designed to reflect the Strict Baptist
Church’s beliefs and is thus architecturally simple. Constructed in Flemish Bond from Arlesey White
clay bricks, it has five arched, hardwood, windows and a double door on the front north facing
aspect. Each end of the two-storey front wall is finished with a vertical buttress.
The eastern and western sides each have six hardwood rectangular windows. The hip roof is clad
in grey slate tiles.
The rear, southern end of the building houses the Main Schoolroom, built in the 1880s. Until the
1950s it was used as a Sunday school. The frames to the five schoolhouse windows were replaced
with sympathetically designed UVPC.
Internally, the walls are plastered and the original ceiling in the main hall of the church is hidden by
a false ceiling. The original pews are still used, mostly in their original layout. The first two rows
were removed at some point to make room for a concealed Baptistry which, unless in use, is
covered by a dais and table lectern. The original pulpit has two plaques above and to the left of it.
The one directly above records the addition of the mezzanine galleries and the other is a
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remembrance of Septimus Sears. The mezzanine galleries were added in 1863 and increased the
seating capacity of the congregation to 700
The main hall layout has two aisles, each leading to centre and side box pews. The centre box
pews are set at right angles to the side walls and divided centrally. Both sets of side pews are
slightly angled to afford a better view of the pulpit. The gallery has similarly designed box pews
arranged to face the inside of the main hall.
Behind the main hall is a committee room used for bible study and live streaming and behind that
the Main Schoolroom. This room contains rows of pews facing a low dais. There is also a small
library contained in a bookcase.
The Chapel House
The Chapel House was built in 1867 for the use of Septimus Sears and opened on the evening of
Wednesday September 25th. The Chapel House was used by the Church Pastors until 1955. Since
then, it has been occupied by the Church Deacon. It is constructed of bricks matching those of the
Chapel.
The Graveyard
The land for the graveyard was donated to the Church by the same Mr. Wilson who provided the
land for the Chapel building. It currently has some 300 graves dating from the mid-nineteenth
century onwards. There is one war grave in the graveyard.
The Railings
The wrought iron railings are described in the Clifton Conservation Area Appraisal as contributing
“positively to the appearance of the conservation area”.
Evidence and Rationale
Septimus Sears was a significant 19th century figure, not only in Clifton and the surrounding villages,
but also, by virtue of his magazines, in the wider Baptist community. The Little Gleaner and The
Sower magazines were extensively distributed and reputed to have had 10,000 readers. His
popularity can be measured by the donations which were generous enough to purchase the land
the Chapel House was built on as well as the house itself.
The original Strict Baptist Chapel in Clifton Fields was built by converting two cottages into a chapel
large enough to accommodate 290 people. This chapel was donated by a Mr Kempson who had
made the promise to provide a meeting place if Septimus Sears would agree to preach at Clifton.
Within eleven years the congregation had outgrown the building and they were forced to seek an
alternative.
It is this replacement chapel, built by donations upon land similarly donated, which now forms a
strong historical link to Clifton’s past. This building should be recognized as being of significance
by virtue of its integral connection with a fine and memorable man whose legacy still forms an
important part of the fabric of the village today.
(Sources: A Brief History of Clifton Strict Baptist Chapel. David J. Lawson. A Look at Clifton Beds.
B. Livesey & S.J. Stacey).
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Figure 49 Clifton Strict Baptist Chapel
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The post box inset into the front wall of The Old Post Office, 14 Church Street
The Asset
The George V post box inset within the wall of 14, Church Street, Clifton. This house is also referred
to locally as “The Old Post Office”.
Background
The original Clifton Post Office was a shop dating from the 19th Century. It also housed Clifton’s
first telephone exchange. The Old Post Office is located within the Clifton Conservation Area.
The Post Box
These types of wall recessed post boxes were originally used as an economic alternative to a
freestanding post box in rural areas which were often poorly lit and without pavements.
This “GR”, (Georgius Rex), postbox was installed during the reign of George V. The manufacturer’s
name, W.T. Allen at the bottom of the box and the top of the GR cipher almost touching the bottom
of the collection plate holder identify it as likely to have been installed between 1910 and 1925. It
is in very good condition.
The box is a three-part cast iron construction. One section is set into the wall. The front, which
consists of the aperture, the Royal Cipher and the collection plate holder is the most visible section.
The hinged door completes the box.
(Source: A Look at Clifton Beds. B. Livesey & S.J. Stacey, (reference Historic England’s document
on post boxes https://historicengland.org.uk/images-books/publications/royal-mail-post-boxes/)
Evidence and Rationale
Whilst there are currently four post boxes in Clifton, this post box is the only one, for reasons
outlined above, with historical significance to the village. It is also the only wall inset box and the
only GR ciphered box. Despite being approximately 100 years old it is still in use. It forms an
important aspect of the streetscape.

Figure 50 Post Box in wall of The Old Post Office
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Wall denoting the extent of the curtilage of Clifton House at its boundary with Church
Street
The Asset
The proposal is to apply for non-designated heritage asset status to the front boundary wall of
Clifton House, Church Street.
Background
Clifton House is a grade II listed building built in 1708. It was originally the Rectory and became a
privately owned house in 1890. During World War I it was used as a barracks by the Australian
Army and during World War II as a hostel for the Women’s Land Army. It was also used as a hostel
by the Women’s Auxiliary Air Force and is still known by older residents as “The Waffery”. At the
time of writing, it has been derelict for many years. It is now being renovated and converted into
apartments. There are plans to build three houses in the eastern end of the grounds. Clifton House
and one of its northern outbuildings are both listed as Grade II. Both the House and the Wall are
within the Clifton Conservation Area.
Clifton Conservation Area Appraisal refers to Clifton House as an ‘important building within Church
Street, the setting of which is designed to have a parkland quality’ etc… It then describes the linear
space in Church Street in the vicinity of Clifton House as being “contained on both sides by walls
of various height with mature trees behind.” The entrance to Clifton House Close is a significant
interruption in the sense of enclosure at this point in the conservation area and should not be
repeated.
Any development that further impacted the setting of Clifton House would need to demonstrate that
it preserved or enhanced that setting. The wall forms a significant part of the setting.
The Wall
The northern and western sections of wall surrounding Clifton House are still mainly intact although
the northern and adjacent 90 feet of the western sections now enclose a gated community.
There is much affection in the village for the wall of Clifton House, particularly where it denotes the
boundary of the House curtilage with Church Street. There are two reasons for this.
One is the attractiveness of the wall itself. It is constructed from hand-made red brick laid mainly in
Flemish Bond with the headers being of a darker colour. The wall is topped with saddled, (aka twice
weathered), coping stones. The west facing wall is approximately 360 feet in length overall and the
height is 8 feet stepped down to 5 feet.

Figure 51 Wall to Clifton House
The entrance to Clifton House is approximately 100 feet from where the wall is broken by the
entrance to Clifton House Close. Either side of the house entrance gates the wall curves though
90° from the road towards the property. The gates are 12 feet wide supported by square pillars
either side of the gates which also form ends of the wall.
There is a small gate, now disused, approximately 20 feet from the northern extent of the wall. This
provided a pedestrian access from the house to All Saints Church.
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The other reason is the small piece of Clifton history relating to the untimely death of a small boy.
Norman Earl
Approximately 16 feet from the left side of the entrance is an inscription marking the spot where
eight year old Norman Earl was killed in 1919. His death was caused when he fell from a traction
engine and was crushed by the wheels of the threshing machine being towed.
The inscription appears to have been scratched into the brickwork by a relative or friend and records
the year of Norman’s death. There is also a representation of a cross.
Rationale and Evidence
Whilst parts of the wall have been inscribed with numerous names and dates, most of these were
merely scratched as a rite of passage by young persons approaching adulthood and individually
not historically significant. They do however provide a locally emotive record of village life and if
preserved could be recorded, catalogued and cross referenced with official records by future local
historians.
The inscription denoting the death of Norman Earl records an actual historical event which, despite
taking place very shortly after The Great War when premature death was not uncommon, was
nevertheless shocking enough to be remembered to the present day. This communal memory is
only fostered because of a faded inscription scribed in sadness for the loss of a child.
(Source: A Look at Clifton Beds. B. Livesey & S.J. Stacey)

Figure 52 Disused Gate in Wall (left) and Norman Earl Inscription (right
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Historic Environment Map
(Source Clifton Green Infrastructure Plan March 2011)
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Historic Environment Map Key
Source: Clifton Green Infrastructure Plan 2011
HER: Historic Environment Record
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Site Assessment
The site selection process included an initial RAG assessment of all possible site
followed by a more detailed analysis and score of those sites that were deemed to have
some merit.
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Abbreviations and Definitions
Abbreviations and acronyms used in the Clifton Neighbourhood Plan include the following:
BEST
BMV
CBC
CNP (or NP)
CPC
CRA
DEFRA
GIP
LP
LGS
ONS
OS
NPPF
PCN
SEA
WI

Bedfordshire Schools Trust
Best and Most Versatile, (Soil classification)
Central Bedfordshire Council
Clifton Neighbourhood Plan (or Neighbourhood Plan)
Clifton Parish Council
Clifton Residents’ Association
Department for the Environment, Fisheries and Rural Affairs
Green Infrastructure Plan
Local Plan
Local Green Space
Office for National Statistics
Ordnance Survey
National Planning Policy Framework
Primary Care Network (Health)
Strategic Environmental Assessment
Women’s Institute

Definition of terms used in the Clifton Neighbourhood Plan include:
Central Bedfordshire Council: The Local Authority area within which Clifton Parish is located.
Community Business Nursery: See section 7 paras 7.7 to 7.10
Clifton Parish Boundary: The boundary of the area of land described as Clifton CP, (Civil
Parish), in Ordnance Survey Explorer maps 193 and 208.
Conservation area: The area in the centre of Clifton designated as having notable historical
interest by the Local Authority and thus protected by law against undesirable changes. (Map
GIP1 in section 13.19 Maps).
Green Infrastructure Plan: A strategic document used to define planning of green spaces and
environmental features.
Green infrastructure: Green infrastructure is a network of multi-functional green space and other
green features, urban and rural, which can deliver quality of life and environmental benefits for
communities
Infrastructure: Buildings, including, but not limited to, residential, retail, industrial, community,
social and agricultural. Highways including, but not limited to, roads, pavements, verges and
unpaved footpaths. Artificial street lighting, signage and street furniture.
Local Plan: The Central Bedfordshire Local Plan (2015 – 2035).
The National Planning Policy Framework: A land use planning policy document for England
published by HM Government to describe how such planning policies are to be applied.
Parish of Clifton: All housing stock, infrastructure, community resources and rural areas
contained within the boundary of the Parish of Clifton as defined on map GIP1 in section 13.19
Maps.
Primary Care Network: A group of GP practices working together to benefit patient care in the
community.
Statutory Consultee: An organisation defined by statute, which local planning authorities are
legally required to consult before reaching a decision on relevant planning and listed building
consent applications.
Strategic Environmental Assessment: A systemic process for evaluating the environmental
implications of a proposed plan or policy.
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Action Plan
No

Time
table

Project
Lead

Benefit

Outcome or
Objective

Project
size

Cost
£

Funding
source

Increase
number of
lamp post
flower
baskets in
Conservation Area
Create a
community
Orchard
and
allotments

Short
term

Mike Talbot

Improvement of the
ambience
in the area

Additional 12
lampposts
affected

Small

1,810

S106

Long
term

Projects
committee

An area to
provide an
educational
and health
benefit.

Large

TBD

S106,
tree
planting
grants,
Parish
Council
funding

Provide a
new
netball/
tennis court
on the
Recreation
Ground
Provide a
3G allweather
football
pitch on the
Recreation
Ground
Adopt a
Clifton
Pathway

Long
term

Projects
committee

Shortage of
allotments
addressed.
Aspiration
to provide a
community
amenity will
be met
Increased
sport facility
with
positive
benefit to
Community

An enclosed
all-weather
court suitable
for netball
and tennis

Large

TBD

S106 and
All
England
sports
funding

Long
term

Projects
committee

TBD
estimate
250K

Sports
funding
and local
fund
raising

Projects
committee

Small

Nil

CBC

6

Provide
Electric
Vehicle
Charging
Points

Med
term

Projects
Committee

An allweather
surface to
encourage
participation
in team
sports
A tidier
village and
improved
community
spirit
Become the
first rural
community to
provide EV
charge
points.

Large

Short
term

Increased
sport facility
with
associated
positive
community
benefit
Less litter

Medium

Estimate
12K

OLEV via
EST &
CBC. The
chargepoints
would be
selffunding

7

Create new
cycle paths

Long
term

Projects
Committee

New cycle
paths with
improved
safety for
cyclists.
Reduction in
traffic.

Large

TBD

CBC

1

2

3

4

5

Project/
Task

NP
Ref.
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No

Project/
Task

NP
Ref.

Time
table

Project
Lead

Benefit

Outcome or
Objective

Project
size

Cost
£

Funding
source

8

Create a
Green
Walk
footpath to
circumnavi
gate the
village

Long
term

Projects
Committee

Health and
educational
benefits

A footpath
around
Clifton with
"spokes"
leading to the
village
centre.

Large

TBD

TBD

9

Clifton in
Bloom/
Open
Gardens
Music
events

Short
term

WI/CRA

Community
cohesion

Community
cohesion

Medium

N/A

N/A

Short
term

Schools/
Church

Community
spirit

Community
spirit

Medium

N/A

N/A

Identify if
20mph
speed limit
can be
extended.
Identify
methods by
which the
existing
20mph
speed limit
can be
enforced.
Work with
CBC to
improve
pedestrian
pathways
and
crossing
points
Encourage
the reintroduction
of the
Community
Speedwatch
Introduce
VAS speed
awareness
infrastructure
Introduce
physical
traffic
calming
measures
Introduce
parking
restrictions
close to
village
schools

Med
term

CPC
Highways
Committee

Road
safety

Large

N/A

RMF &
PC

Short
term

CPC
Highways
Committee

Road
safety

An extended
residential
speed limit
on the main
routes
Practical and
enforceable
speed
reduction
measures

Medium

N/A

N/A

Long
term

CPC
Highways
Committee

Pedestrian
safety,
particularly
children
and
disabled

Safer
footpaths
and
introduction
of new road
crossings

Large

N/A

CBC

Med
term

CPC and
Community
Association
s

Community
led speed
awareness

Less
inappropriate
speeding.

Small

Nil

N/A

Med
term

CPC
Highways
Committee

Increase in
speed
awareness
by drivers

Reduction in
the volume of
speeding
traffic

Medium

Nil

CBC
Highways

Med
term

CPC
Highways
committee

New
chicanes

Large

Nil

CBC
Highways
budget

Short
term

CPC
Highways
Committee

Reduction
of speed on
main
thorough
fares
Encourage
parents not
to drive
pupils to
school

Reduction in
inappropriate
parking and
cleaner air

Medium

Nil

CBC
Highways
Budget

10
11

12

13

14

15

16

17
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