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Background
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 2011.
The Clifton Neighbourhood Plan Area was confirmed by CBC on 6th December 2017 and is the same
as the Clifton Parish boundary. On 9th May 2019 Clifton Parish Council resolved to recommence work
on a Neighbourhood Plan. 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
emerging Local Plan. A Neighbourhood Plan is a statutory document which is incorporated into the
Local Authority development plan framework and must be used when planning applications are being
determined.
Clifton Neighbourhood Plan has been produced by the community of Clifton with assistance from
Central Bedfordshire Council and Govresources planning consultancy. It covers a wide range of issues
which influence the wellbeing, sustainability, and preservation of the community. Every effort has been
made to ensure the policies and objectives contained in this Neighbourhood Plan reflect the views of
most residents. The draft Neighbourhood Plan was made publicly available on our website as each
section was completed. Reactions have been actively sought on social media, via the village magazine
and posters placed around the village.
Pre-submission (Regulation 14) Public Consultation
We are now seeking your views on the pre-submission draft Clifton Neighbourhood Plan.

Commencing at midnight 10th January 2022 until midnight 25th February 2022, Clifton Parish Council
is formally undertaking consultation in accordance with Regulation 14 of the Town and Country
Planning, England Neighbourhood Planning, (General) Regulation 2012. This is slightly longer than
the statutory six-week consultation period.
An Open Day will be held in the Community Centre, Whiston Crescent, on Saturday 29th January 2022,
when members of the steering group will be on hand to answer any questions you may have. Hard
copies of the Plan will be available to borrow.
We want to hear your views. Please use the form on the last two pages to respond. If you need
additional copies, please refer to the submission guide on page 10.
Next steps
When the consultation period has ended and comments incorporated, the final draft will be submitted
to CBC who will consider it and appoint an independent Examiner. Following acceptance of the
Examiners report and amendments, CBC will hold a referendum, (like a general or other election). If
more than 50% of those who vote are in favour of the plan CBC will adopt it and Clifton Neighbourhood
Plan will be incorporated in to CBC’s development plan framework.
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Vision Statement
The Clifton Neighbourhood Plan Vision 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.

Objectives
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 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 village assets.
For your convenience this pre-submission consultation document contains all the policies in your
Clifton Neighbourhood Plan.

We strongly recommend that you examine the relevant section(s) in the full Neighbourhood
Plan document, (the link address is on page 10), and consider the information and evidence
upon which these policies are based before providing your comments.
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Clifton Neighbourhood Plan Policies
Development Strategy
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.

POLICY CPH2 New Homes
I. Development to provide new homes must fulfil the identified local housing need 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.

Folkeshouse, Clifton, Beds. Sheila Ashton

5

Travel, Transport and Parking
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.

Business
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 1), 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 New Homes)
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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Community and Leisure
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.

Policy CPCL2 Designated Local Green Spaces
I. Four Local Green Spaces have been identified on the Policies Map 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.

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 to be run by 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.

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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Natural Environment

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.

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.

These areas of GI are identified on the Policies Map will be provided in accordance with the
Action Plan (see Appendix 1) through developer contributions and other funds as set out in
Policy CPIM1.
III. 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.

8

Historic Environment

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 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.
Views

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.
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Implementation and Monitoring

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 on a yearly basis by Clifton Parish Council to ensure it
remains up to date and relevant.

Submitting your views on Clifton Pre-Submission Neighbourhood Plan
This consultation is open from midnight 10th January 2022 until midnight 25th February 2022.
Responses will be considered from those aged 16 and above.
The full Neighbourhood Plan can be viewed at www.cliftonnp.org. Paper copies can be requested by
emailing us and will also be available during our Open Day at Clifton Community Centre on Saturday
29th January 2022 between 10.00am and 4.00pm.
You can respond in one of the following two ways.
a. Complete the response section on the last two pages of this pamphlet and post or hand
deliver it to one of these six addresses:-

1. Tesco Express, Shefford Road
2. 70, New Road, Clifton. SG17 5JL
3. 45, Church Street

4. 47, Pedley Lane
5. 8, Alexander Close
6. 74, Broad Street

b. Scan a completed copy and email it to planforclifton@gmail.com.
Additional response forms can be obtained by visiting our website www.cliftonnp.org and printing as
many forms as required, by emailing us at planforclifton@gmail.com or calling us on 07711 687456.
All responses received by midnight on 25th February 2022 will be considered and may be used to
amend the Pre-Submission Neighbourhood Plan. If you require help to complete the form or have any
questions, please contact the Neighbourhood Planning team on 07711 687456, (weekdays, between
9.00am and 5.00pm), at our Open Day, or emailing planforclifton@gmail.com.

Old Post Office and War Memorial, Clifton, Beds. Sheila Ashton
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Clifton Neighbourhood Plan Pre-Submission Consultation
This section must be completed in full for your response to be counted and
considered. Responses will be available for public inspection.
OUR OPEN DAY WILL BE HELD IN CLIFTON COMMUNITY CENTRE BETWEEN
10.00am AND 4.00pm. 29th JANUARY 2022.
Name:
Address:

Postcode:
Email address:
Are you a resident or
business living or based in
Clifton?
(Please tick as appropriate)

Resident

Business

If you are not a resident,
please state the name of your
company, organisation or
client.

If you are commenting on a policy, please quote the policy number and title,
e.g. “CCL-001 NEW AND IMPROVED RECREATION FACILITIES”.
If you are commenting on other aspects of the full Neighbourhood Plan, please quote
paragraph, page number or appendix. You may use continuation sheets.
Policy/Para/Page/Appendix
Comments
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