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1 INTRODUCTION 

1.1 PROJECT BACKGROUND 

1.1.1. This report has been produced in support of planning proposal for the Proposed Development 

(Figure 1: Site Location Plan) and as described in Chapter 2: Description of the Proposed 

Development (Volume 1) of the Environmental Statement (ES).  

1.1.2. The report provides a baseline of known or potential buried heritage assets (archaeological remains) 

and above ground heritage assets (structures and landscapes of heritage interest) within or 

immediately around the Site. These are identified as having a degree of significance meriting 

consideration in planning decisions and includes designated heritage assets such as scheduled 

monuments, listed buildings, registered parks and gardens and other assets identified by the local 

planning authority (including local listing), and non-designated assets. 

1.1.3. The Site does not contain any nationally designated (protected) heritage assets, such as scheduled 

monuments, listed buildings or registered parks and gardens. There are a number of such assets 

however in the environs around the Site, and the impact to the significance of these assets through 

proposed changes to their setting is considered in this report. 

1.1.4. Professional expert opinion has been used to assess heritage significance, based on 

archaeological, architectural, artistic or historic interest considering past ground disturbance which 

may have compromised survival. 

1.1.5. The report assesses the impact of the Proposed Development on the historic character and setting 

of significant heritage assets within and beyond the Site (e.g. views to and from listed buildings and 

conservation areas) potentially affected by the proposals. The report includes recommendations to 

mitigate any adverse effects (e.g. site-based investigation and/or design changes), where 

appropriate. 

1.1.6. An assessment of the impact on the significance of known buried heritage remains through possible 

changes to setting is only undertaken where there is sufficient information to establish the likely 

contribution of setting to heritage significance, and where the significance of the asset warrants this. 

1.1.7. The report forms a technical appendix in support of an Environmental Statement. Both the report 

and the ES constitute a ‘Heritage Impact Assessment’. The report has used the terminology of the 

National Planning Policy Framework in the assessment of impacts. The ES has used the 

terminology of Environmental Impact Assessment (EIA) and levels of environmental effect and also 

aligns the use of terms in Paragraph 10.4.23 of Chapter 10: Cultural Heritage (Volume 1). 

1.2 ACKNOWLEDGEMENTS 

1.2.1. Historic map reproductions in this report are reproduced by permission from the Bedfordshire 

Archives. 
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1.3 AIMS AND OBJECTIVES 

1.3.1. The aim of this report is to assess the impact of the Proposed Development and to provide a 

suitable strategy to mitigate any adverse effects, if required, as part of a planning application to 

develop the Site. The aim is achieved through five objectives: 

 Identify the presence of any known or potential heritage assets that may be affected by the 

Proposed Development; 

 Describe the significance of such assets, in accordance with the National Planning Policy 

Framework (NPPF), considering factors which may have compromised asset survival; 

 Determine the contribution to which setting makes to the significance of any significant heritage 

assets; 

 Assess the likely impacts upon the significance of the assets arising from the Proposed 

Development; and 

 Provide recommendations for further investigation and/or mitigation where required, aimed at 

reducing or removing completely any adverse effects. 

1.3.2. The mitigation strategy is outlined in Chapter 10: Cultural Heritage (Volume 1) and set out in more 

detail in Appendix 10.3: Archaeological Mitigation Strategy (Volume 3). The mitigation strategy 

is informed by this desk-based report and also the results of the Appendix 10.2: Archaeological 

Trial Trench Evaluation Results (Volume 3).  
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2 PLANNING FRAMEWORK 

2.1 LEGISLATIVE BACKGROUND 

SCHEDULED MONUMENTS 

2.1.1. Nationally important archaeological sites (both above and below-ground remains) may be identified 

and protected under the Ancient Monuments and Archaeological Areas Act 1979. An application to 

the Secretary of State is required for any works affecting a Scheduled Monument. Prior written 

permission, known as Scheduled Monument Consent (SMC) is required from the Secretary of State 

for works physically affecting a scheduled monument. SMC is separate from the statutory planning 

process. 

2.1.2. Development affecting the setting of a scheduled monument is dealt with wholly under the planning 

system and does not require SMC. 

2.1.3. Geophysical prospection (including the use of a metal detector) on a scheduled monument requires 

consent from Historic England. 

LISTED BUILDINGS AND CONSERVATION AREAS 

2.1.4. The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the legal requirements 

for the control of development and alterations which affect listed buildings or conservation areas 

(including buildings of heritage interest which lie within a conservation area). Grade I are buildings of 

exceptional interest. Grade II* are particularly significant buildings of more than special interest. 

Grade II are buildings of special interest. 

2.1.5. Arrangements for Handling Heritage Applications: Notification to Historic England and National 

Amenity Societies and the Secretary of State (England) Direction 2021, directs that in respect of 

applications for listed building consent, local planning authorities must consult Historic England for 

works; i) in respect of any Grade I or II* listed building; and (ii) for relevant works in respect of any 

Grade II listed building. The National Amenity Societies must be consulted where the partial or 

complete demolition of a listed building is proposed. 

2.1.6. Also protected and requiring listed building consent, even if they are not specifically referred to in a 

statutory listing description, are ‘curtilage buildings’. These are any object or structure within the 

curtilage of a principal building (listed building) which, although not fixed to the principal building, 

forms part of the land and has done so before 1 July 1948 and which is treated as part of the 

principal building by virtue of section 1(5)(b) of the Act. 

HUMAN REMAINS 

2.1.7. Development affecting any former burial ground is regulated by statute, principally the Burial Act 

1857, the Disused Burial Grounds Act 1884 and 1981, and the Pastoral Measure 1983. 

2.1.8. Exhumations from land which is not subject to the Church of England's jurisdiction will need a 

licence from the Secretary of State, under Section 25 of the Burial Act 1857 as amended by the 

Church of England (Miscellaneous Provisions) Measure 2014. A Burial Licence is required from the 

Secretary of State if the remains are not intended for reburial in consecrated ground (or if this is to 

be delayed - for example where archaeological or scientific analysis takes place first). 
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2.1.9. Under the Town and Country Planning (Churches, Places of Religious Worship and Burial Grounds) 

Regulations 1950, the removal and re-interment of human remains should be in accordance with the 

direction of the local Environmental Health Officer. 

HISTORIC HEDGEROWS 

2.1.10. The Hedgerow Regulations 1997 presents the following criteria for determining important hedgerows 

(archaeology and history): 

 The hedgerow has existed for 30 years or more; 

 The hedgerow marks the boundary, or part of the boundary, of at least one historic parish or 

township and for this purpose "historic" means existing before 1850; 

 The hedgerow incorporates an archaeological feature which is: (a) included in the schedule of 

monuments compiled by the Secretary of State under section 1 (schedule of monuments) of the 

Ancient Monuments and Archaeological Areas Act 1979(7); or (b) recorded at the relevant date in 

a Sites and Monuments Record (Now Historic Environment Record); 

 The hedgerow is: (a) is situated wholly or partly within an archaeological site included or recorded 

as mentioned in paragraph 2 or on land adjacent to and associated with such a site; and (b) is 

associated with any monument or feature on that site; 

 The hedgerow: (a) marks the boundary of a pre-1600 AD estate or manor recorded at the 

relevant date in a Sites and Monuments Record or in a document held at that date at a Record 

Office; or (b) is visibly related to any building or other feature of such an estate or manor; and 

 The hedgerow is: (a) recorded in a document held at the relevant date at a Record Office as an 

integral part of a field system pre-dating the Inclosure Acts (8); or (b) is part of, or visibly related 

to, any building or other feature associated with such a system, and that system is (i) 

substantially complete; or (ii) is of a pattern which is recorded in a document prepared before the 

relevant date by a local planning authority, within the meaning of the 1990 Act(9), for the 

purposes of development control within the authority's area, as a key landscape characteristic. 
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PLANNING POLICY 

2.2 NATIONAL PLANNING POLICY FRAMEWORK 

2.2.1. The NPPF revised in December 2024 by the Ministry of Housing, Communities and Local 

Government (formerly known as the Department for Levelling Up, Housing and Communities), sets 

out the Government’s planning policies for England and provides guidance for planning authorities 

and developers on the conservation and investigation of heritage assets. The primary objective of 

the NPPF is to foster the delivery of sustainable development, not to prevent it. The historic 

environment is specifically dealt with in section 16 of the NPPF. The policies set out in the NPPF 

should be interpreted and applied locally to meet local objectives. The NPPF is designed to provide 

a clear framework to make sure that heritage assets are conserved or enhanced in a manner that is 

proportionate with their significance. The NPPF sets out the importance of assessing the 

significance of heritage assets that may be affected by the Proposed Development. Paragraph 207 

of the NPPF states that local planning authorities, when determining applications, should require the 

applicant to “describe the significance of any heritage assets affected, including any contribution 

made by their setting”. Paragraph 207 goes on to state that “the level of detail should be 

proportionate to the assets’ importance and no more than is sufficient to understand the potential 

impact of the proposal on their significance”. 

2.2.0. Heritage assets are defined in Annex 2 of the NPPF as “a building, monument, site, place, area or 

landscape identified as having a degree of significance meriting consideration in planning decisions, 

because of its heritage interest. It includes designated heritage assets and assets identified by the 

local planning authority (including local listing)”. Annex 2 also defines significance as “the value of a 

heritage asset to this and future generations because of its heritage interest. Setting is defined as 

“the surroundings in which a heritage asset is experienced. Its extent is not fixed and may change 

as the asset and its surroundings evolve”. 

2.2.1. Paragraph 210 of the NPPF states that local planning authorities should consider the following when 

determining planning applications: 

“the desirability of sustaining and enhancing the significance of heritage assets and putting 

them to viable uses consistent with their conservation; 

the positive contribution that conservation of heritage assets can make to sustainable 

communities including their economic vitality; and 

the desirability of new development making a positive contribution to local character and 

distinctiveness”. 

2.2.2. Paragraphs 212 to 216 detail the notion that heritage assets can be harmed or lost through 

alterations, destruction, or from development within their setting. These paragraphs identify that this 

harm ranges from less than substantial to substantial or total loss of significance. The emphasis 

should be on the conservation of designated heritage assets, regardless of whether any potential 

harm is considered to be substantial or less than substantial (paragraph 212). As a rule, the more 

important the heritage asset is, the greater the weight should be on its conservation. Assets of the 

highest significance are scheduled monuments, protected wreck sites, registered battlefields, Grade 

I and II* listed buildings, Grade I and II* registered parks and gardens, and World Heritage Sites 

(paragraph 213). 
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2.2.3. Paragraph 214 of the NPPF goes on to state that development consent should be refused where a 

Proposed Development will lead to substantial harm to (or total loss of significance of) a designated 

heritage asset, unless the application demonstrates that the Proposed Development will result in 

substantial public benefits that outweigh the harm or loss to the heritage asset. Where less than 

substantial harm is caused, this should also be weighed against the public benefits of the proposal. 

2.2.4. With regard to applications concerning non-designated heritage assets ‘a balanced judgement will 

be required having regard to the scale of any harm or loss and the significance of the heritage asset’ 

(paragraph 216). 

2.2.5. The web-based National Planning Policy Guidance provides supporting information in respect of 

conserving and enhancing the historic environment. 

LOCAL PLANNING POLICY 

Bedford Borough Council Local Plan 2030 (Adopted) 

2.2.6. The Local Plan 2030 (adopted January 2020) includes a number of ‘saved’ policies from the Local 

Plan 2002. This includes Policy H7 Land west of Kempston – which earmarks the application site for 

future development. 

2.2.7. The Local Plan 2030 recognises the important contribution made by the historic environment to the 

local character and distinctiveness of the borough through its archaeology, historic landscapes and 

built heritage (Paragraph 8.44). It notes that the historic environment is a finite resource in need of 

protection and management (Paragraph 8.46). The policy is below: 

Policy 41S - Historic environment and heritage assets 

i. Where a proposal would affect a heritage asset the applicant will be required to describe: 

a. The significance of the asset including any contribution made by its setting and impacts of the 

proposal on this significance, and 

b. The justification for the proposal, how it seeks to preserve or enhance the asset/setting or 

where this is not possible, how it seeks to minimise the harm. 

ii. This description must be in the form of one or a combination of: a des- based assessment; heritage 
statement; heritage impact assessment; and/or archaeological field evaluation. Further information 
will be requested where applicants have failed to provide assessment proportionate to the 
significance of the assets affected and sufficient to inform the decision-making process; 

iii. Where a Proposed Development will lead to substantial harm to (or total loss of significance of) a 
designated heritage asset or non-designated heritage asset of archaeological interest of 
demonstrably equivalent significance to a scheduled monument, consent will be refused unless it 
can be demonstrated that the substantial harm or total loss is necessary to achieve substantial 
public benefits that outweigh that harm or loss, or all of the following apply: 

a. the nature of the heritage asset prevents all reasonable uses of the site; 

b. no viable use of the heritage asset itself can be found in the medium term through appropriate 

marketing that will enable its conservation; 

c. conservation by grant-funding or some form of not for profit, charitable or public ownership is 

demonstrably not possible; and 

d. the harm or loss is outweighed by the benefit of bringing the site back into use. 
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iv.  Where a development proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm will be weighed against the public benefits of the proposal
including, where appropriate, securing its optimum viable use;

v.   In considering proposals affecting designated heritage assets or a non-designated heritage asset
of archaeological interest of demonstrably equivalent significance to a scheduled monument, 
involving their alteration, extension, demolition, change of use and/or development in their setting, 
the Council will include in their consideration as appropriate:

a. The asset’s archaeological, architectural, artistic and historic interest and any contribution to

its significance from setting (including the wider historic landscape);

b. scale, form, layout, density, design, quality and type of materials, and architectural detailing;

c. boundary treatments and means of enclosure;

d. implications of associated car parking, services and other environmental factors;

e. effect on streetscape, roofscape and skyline including important views within, into or out of

heritage assets;

f. impact on open space which contributes positively to the character and/or appearance of

heritage assets; and

g. the positive benefits of the proposal in addressing heritage at risk.

vi. Where heritage assets are included on a Local List and are affected by development proposals the
Council will afford weight proportionate to their heritage significance in the decision-making 
process to protect and conserve the significance which underpins their inclusion. Partial or total 
loss adversely impacting this significance will require clear and convincing justification;

vii. The effect of proposals on the significance of non-designated heritage assets will be taken into 
account in determining applications for development. Applications which result in harm or loss of
significance to non-designated heritage assets will only be supported if clear and convincing 
justification has been demonstrated. In making a decision, the Council will weigh the significance 
of the heritage asset affected against the scale of any harm or loss to it;

viii. Where applications are permitted which will result in (total or partial) loss to a heritage asset’s
significance (including where preservation in situ of buried archaeological remains is not
necessary or feasible), applicants will be required to arrange for further assessment of and 
recording of this significance in advance of, and where required, during development/works. This 
assessment and recording must be undertaken by a suitably qualified specialist in accordance with 
a design brief set by the Council’s Historic Environment Team. The work might include:

• Archaeological and/or historic building fieldwork,

• Post-excavation/recording assessment, analysis, interpretation,

• Archiving with the local depository, and

• Presentation to the public of the results and finds in a form to be agreed with the Council.

As a minimum, presentation of the results should be submitted to the Bedford Borough Historic 

Environment Record and where appropriate, will be required at the asset itself through on-Site 

interpretation.

Bedford Borough Council Local Plan 2040 (Proposed)

2.2.8. Local Plan 2040: Plan for Submission consultation (April 2022) is currently at the Examination stage.

The plan builds on the adopted Local Plan 2030 strategy and extends the Borough’s planning

policies a further 10 years to 2040.
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2.2.9. The proposed amended policy on non-designated heritage assets is as follows: 

Policy DM10 Non designated heritage assets 

Non-designated heritage assets will be identified through the plan making process, through the 

planning decision-making process, through conservation area appraisals and reviews, through 

reviews of the data held in the Bedford Borough Historic Environment Record, or in conjunction with 

the Bedford Borough Council Historic Environment Team. 

Once identified, non-designated heritage assets will have their status recorded on the Bedford 

Borough Historic Environment Record and given material weight in the planning process in 

accordance with Policy 41S and NPPF paragraph 2010. In each instance, the Council will identify 

non-designated heritage assets based on sound evidence, with assets expected to meet two or 

more of the selection criteria within Appendix 5 unless comprising archaeological remains where 

they will be required to meet only the Archaeological Interest criterion. 

The selection criteria will also be used to identify non-designated heritage assets for inclusion on a 

Local List for Bedford borough. 

2.2.10. Appendix 5 referred to above comprises a guidance note on the borough’s non-designated heritage 

assets, setting out the criteria for identifying non-designated heritage assets and recording them 

within the Bedfordshire Historic Environment Record (HER). The criteria include elements such as 

age and integrity, rarity, archaeological interest, architectural interest, group value etc. 

2.3 HERITAGE SECTOR GUIDANCE 

2.3.1. The assessment has been carried out in accordance with the requirements of the National Planning 

Policy Framework/NPPF (MHCLG 2023, 2024) and to standards specified by the Chartered Institute 

for Archaeologists (CIfA Dec 2020a, 2020b) and Historic England (Historic England 2015, 2017, 

2019a). 

HISTORIC ENGLAND GUIDANCE 

2.3.2. Historic England has published a series of Good Practice Advice (GPA). Those of most relevance 

are GPA2 - Managing Significance in Decision-taking (March 2015) and GPA3 - The Setting of 

Heritage Assets (2nd Edition) (December 2017). 

2.3.3. GPA2 emphasises the requirement to having a knowledge and understanding of the significance of 

heritage assets likely to be affected by the development and that the “first step for all applicants is to 

understand the significance of any affected heritage asset and, if relevant the contribution of its 

setting to its significance” (paragraph 4). This information is also useful to the local planning 

authority in pre-application engagement with an applicant and ultimately in decision making 

(paragraph 7). 
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2.3.4. GPA3 provides advice on the setting of heritage assets. Setting is as defined in the NPPF and forms 

the surroundings in which a heritage asset is experienced. Components of a setting can make 

positive or negative contribution to the significance of an asset and affect the ways in which it is 

experienced. GPA3 and the NPPF state that setting is not fixed and that it may change as the asset 

and its surrounding evolve. Setting can be extensive and can overlap with the setting of other 

heritage assets, particularly in urban areas or historic landscapes. While not limited to views, the 

contribution of setting to the significance of an asset is often expressed in this way, and paragraph 

11 of GPA3 identifies those views that contribute to understanding the significance of assets, such 

as designed views those that were designed or where there are associations with other heritage 

assets. 

2.3.5. Historic England’s Advice Note 12 Statements of Heritage Significance: Analysing Significance in 

Heritage Assets (2019) covers the NPPF requirement for applicants to describe heritage 

significance to help local planning authorities to make decisions on the impact of proposals for 

change to heritage assets. The advice note explores the assessment of significance of heritage 

assets as part of a staged approach to decision-making in which assessing significance precedes 

designing the proposal(s). 

CHARTERED INSTITUTE OF ARCHAEOLOGISTS 

2.3.6. The baseline study has been undertaken in accordance with guidance published by the CIfA, 

specifically the standard and guidance for historic environment desk-based assessment (CIfA, 

2020). 
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3 SOURCES AND METHODOLOGY 

3.1 DATA SOURCES 

3.1.1. In order to determine the full historic environment potential of the Site, a broad range of standard 

documentary and cartographic sources, including results from any archaeological investigations in 

the Site and a 500m radius study area around it were examined in order to determine the likely 

nature, extent, preservation and significance of any known or possible heritage assets that may be 

present within or adjacent to the Site. 

3.1.2. For above ground heritage assets, in order to provide historic environment background context for 

the Site and to inform the assessment of setting, a broad range of standard digital, documentary and 

cartographic sources and a 5km Site boundary radius was used. 

3.1.3. The 5km study area is intended as a guide. A number of assets, including those of the highest 

significance (such as scheduled monuments, and Grade I and Grade II* listed buildings) beyond this 

study area were also included on a case-by-case basis where appropriate, e.g., where such assets 

are of the highest grades and/or where they contribute to current understanding of the historic 

environment. 

3.1.4. The extent of the study area and the assets scoped into the assessment, both within and beyond the 

5km study area, were defined using professional judgement, and informed by the results of the site 

visits, as well as by liaison with the Landscape team, utilisation of the Zones of Theoretical Visibility 

(ZTV), and reference to Chapter 7: Landscape and Visual Impact Assessment (Volume 1) and 

Appendix 7.1: Technical Methodology: Photography, 3D Modelling, Accurate Visual 

Representations (Volume 3). Reference is also made to Chapter 9: Noise and Vibration 

(Volume 1), Appendix 9.2: Construction Noise and Vibration Assessment (Volume 3), 

Appendix 9.3: Construction and Operational Road Traffic Noise Assessment (Volume 3), 

Appendix 9.4: Operational Noise Assessment (Volume 3), and Appendix 9.5: Demonstration 

of Compliance with Operational Phase Noise Limits (Volume 3). Engagement was also carried 

out with statutory consultees.  

3.1.5. Table 3-1 provides a summary of the key data sources. 

Table 3-1 - Data Sources Consulted 

Source Data Comment 

Historic England  National Heritage List 
for England (NHLE) 
with information on 
statutorily designated 
heritage assets  

Statutory designations (scheduled monuments; statutorily 
listed buildings; registered parks and gardens; historic 
battlefields) can provide a significant constraint to 
development. 

Bedfordshire 
County authority 

HER Primary repository of archaeological information. Includes 
information from past investigations, local knowledge, find 
spots, and documentary and cartographic sources 

Local Planning 
Authority  

Conservation area An area of special architectural or historic interest the 
character or appearance of which it is desirable to preserve 
or enhance.  
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Source Data Comment 

Local Planning 
Authority 

Locally listed building Building of local importance designated by the local planning 
authority due to architectural and/or historic significance and 
a positive contributor to the character of an area. Whilst not 
statutorily protected, a building’s inclusion on the list means 
that it is a material consideration in the planning process. 

Local Planning 
Authority  

Local Plan 2030 and 
draft Plan 2040 

The local plan sets out the planning policies and strategy.  

UDX Bedford Business Park 
planning application 
documents. 

Archaeological desk-based assessment, geophysical survey 
and archaeological trial trench evaluation undertaken on the 
Site in 2018/2019 by the Museum of London Archaeology 
(MOLA). 

UDX Ground investigation 
report, Site 
Investigation Report 

Preliminary reports for feasibility.  

British Geological 
Survey (BGS) 

Solid and drift geology 
digital map; online 
BGS geological 
borehole record data. 

Subsurface deposition, including buried geology and 
topography, can provide an indication of potential for early 
human settlement, and potential depth of archaeological 
remains. 

Soilscapes  Lime-rich loam and 
clayey soils 

Subsurface deposition, including soil type, can provide an 
indication of potential for early human settlement, and 
potential depth of archaeological remains, as well as 
influence the suitability of other techniques, such as aerial 
photographic analysis and geophysical survey. 

Landmark 
Envirocheck 

Ordnance Survey 
maps from the 1st 
edition (1860–70s) to 
present day 

Provides a good indication of past land use and impacts 
which may have compromised archaeological survival. 
Provides an indication of the possible date of any buildings 
on the Site.  

Bedfordshire 
Archives  

Historic maps (e.g. 
Tithe, enclosure, 
estate), published 
journals and local 
history 

Baseline information on the historic environment 

Historic England 
Archive, Swindon  

Vertical and specialist 
(oblique) aerial 
photographs 

Cropmarks formed by moisture variations due to subsurface 
features can indicate the presence of archaeological 
remains. Aerial photographs can also sometimes provide 
information on ground disturbance. 

Environment 
Agency 

LiDAR (Light Detection 
and Ranging) data 

Airborne LiDAR measures the height of the ground surface 
and other features in large areas of landscape with a very 
high resolution and accuracy and from these archaeological 
features can be identified. 

National Library 
of Scotland 

Ordnance Survey 
maps from the 1st 
edition (1860s-70s) to 
present day 

Provides a good indication of past land use and impacts 
which may have compromised archaeological survival. 
Provides an indication of the possible date of any buildings 
on the Site. 
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Source Data Comment 

Internet Web-published local 
history; Archaeological 
Data Service 

Many key documentary sources, such as the Victoria County 
History, the Survey of London, and local and specialist 
studies are now published on the web and can be used to 
inform the archaeological and historical background. The 
Archaeological Data Service includes an archive of digital 
fieldwork reports. 

Internet Satellite imagery and 
Streetview 

The imagery was used to provide an understanding of the 
current environment and landscape and an initial 
understanding of possible issues in respect of the setting of 
designated heritage assets. 

3.1.6. Figure 2 (a-f) shows the location of known historic environment features within the study area, as 

identified by the sources above, the site visit, or during the course of research for this assessment. 

These have been allocated a unique 'assessment' reference number (1, 2, etc.), which correspond 

to assets (A1, 2, etc) listed in a gazetteer in Annex 1 and is referred to in the text. Assets or past 

investigations within the Site itself have an A1 prefix (e.g. A1a, A1b etc). Listed buildings beyond 

the Site which have been scoped out entirely have no assessment number and are not included in 

the gazetteer due to their considerable number, but their locations are shown on the historic 

environment mapping. 

3.1.7. All distances quoted in the text are approximate (within 5m). 

3.2 ENGAGEMENTS 

3.2.1. Historic England (Regional Director (East of England) email comm 12 March 2024) provided minor 

comments on the scope and methodology of the Written Scheme of Investigation (WSI) for 

archaeological trial trench evaluation. The Bedford Borough Council (BC) Archaeological Officer 

also provided written comments on the WSI via email (25 March 2024). These comments were 

addressed in the final WSI (WSP 2024). The WSI has not been reproduced as a technical appendix, 

but the results of the evaluation are contained within Appendix 10.2: Archaeological Trial Trench 

Evaluation Report (Volume 3). 

3.2.2. Regarding the mitigation strategy, it was agreed that the evaluation would be used to define areas of 

targeted archaeological excavation and recording, with targeted watching brief outside these areas 

in other parts of the Site. This approach is set out in Appendix 10.3: Archaeological Mitigation 

Strategy (Volume 3). 

3.2.3. The conservation officer at Bedford BC was included as part of the engagement exercise. The 

conservation officer's response, received on 5 April 2024, suggested that a minimum 5km radius be 

used to assess impacts to above ground heritage assets, perhaps extending to highly graded assets 

within a 10km radius. The study area was set at 5km in line with this engagement response. The 

assessment scoped in assets located between 5km and 10km from the Site on a case-by-case 

basis, particularly those of the highest significance, based on a desk-based assessment and the 

results of the site visits. 
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3.2.4. Bedford BC also questioned why assets in the Bedford Conservation Area and individual designated 

heritage assets within its boundary were scoped out. These assets have been scoped out, based on 

the results of a desk-based assessment and informed by the results of the site visit to the 

conservation area. A detailed reason for these assets being scoped out is provided at Section 6.1 of 

the report. 

3.2.5. Historic England was engaged by email on 10 April 2024. In its response, dated 19 April 2024, 

Historic England noted that there was only an outline proposal at that stage, which meant that 'For 

planning and impact assessment purposes, there is therefore, very little reference to the nature, 

massing and site zoning' within the engagement materials. Historic England further noted that there 

was the potential for the Proposed Development to impact a wide range of heritage assets, 

particularly those from higher vantage points, which incorporated views across the Marston Vale as 

part of their design. 

3.2.6. Historic England stated that the engagement note had identified assets potentially scoped in (at that 

stage) and commented that 'this would seem appropriate', although a thorough review of scoped in 

assets had not been completed due to time constraints. The response also further stated that a 

'purely-distance approach to scoping assets is, in our view, not necessarily effective' and assets at a 

considerable distance, such as those on Greensand Ridge, could still be impacted. The response 

also recommended cross-referencing to the Chapter 7: Landscape and Visual Impact 

Assessment (Volume 1) and provided advice on additional or revised viewpoints. In its response to 

Historic England of 19 April 2024, WSP noted that assets beyond the 5km study area would be 

scoped in and assessed on a case-by-case basis and further noted, in a query about Elstow, that 

the village had been assessed - including the conservation area, assets within the conservation 

area, and those outside of it, to the south.  

3.2.7. Historic England provided additional comments on this draft report in an engagement letter (27 

September 2024). In response to a query about Hill Farmhouse and Barn Range Approximately 10 

Metres southeast of Hill Farmhouse, at Houghton Conquest, it was noted that these assets had 

been assessed. .In response to the suggestion that the effects on Houghton be expressed in both 

EIA and NPPF terms, it was noted that this had also been done. It was agreed to scope in the 

scheduled Ringwork and Bailey Castle, Brogborough. The other comments have been addressed in 

this report.  

3.3 SITE INSPECTION 

3.3.1. The assessment included a site visit carried out on 7 February 2024 in order to determine the 

topography of the Site and existing land use, identify any visible heritage assets (e.g. structures and 

earthworks), and assess factors which may have affected the survival or condition of any known or 

potential assets. During the site visit, no visible archaeological features were discernible on the 

ground. The Site was visited again throughout April and May as part of the monitoring of the 

archaeological trial trench evaluation.  
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3.3.2. The assessment for built heritage was conducted beyond the Site, for the purposes of considering 

constraint in terms of how future development might have an impact on the significance of 

designated heritage assets, and how this is understood and appreciated, due to changes to setting. 

The site visit did not include the land zones themselves, and it is possible that currently unrecorded 

archaeological earthworks, structures of heritage interest, historically important hedgerows that 

might be identified by site inspection are present. Further site visits will need to be undertaken to 

assess impacts to above ground heritage assets. 

3.3.3. The site visit also extended beyond the Site for the purposes of scoping designated heritage assets 

and their intervisibility with the Proposed Development, in line with Historic England guidance, and 

for the settings assessment itself. This settings site visit was primarily to assets closest to the site, 

including the Wootton Conservation Area, the Kempston Conservation Area, the Stewartby 

Conservation Area, the Bedford Conservation Area, and Wilstead. It also included a preliminary site 

visit to Ampthill. Weather conditions were overcast but clear. 

3.3.4. The second site visit carried out on 5 April 2024. This was undertaken for the settings assessment. 

The visit started with assets at Ampthill, before turning to settlements and assets located across the 

5km study area. Weather conditions were sunny and clear, interspersed with short periods of light 

rain. 

3.3.5. The third site visit carried out on 25 April 2024. This was also undertaken for the settings 

assessment. The visit included assets located within the 5km study area, as well as to assets 

located beyond the 5km study area (such as those on the Greensand Ridge). Weather conditions 

were sunny and clear. 

3.4 ASSESSING ARCHAEOLOGICAL POTENTIAL 

3.4.1. Section 5 presents an assessment of archaeological potential for each chronological period, based 

on the archaeological and historical background of the area, its geology, topography and hydrology, 

the likelihood for evidence of past activity, and considering past disturbance which may have 

affected survival. For example, the Site may have high potential for activity of a particular period, but 

with low survival. Section 5 also includes professional opinion on likely heritage significance, where 

there is low to moderate, or higher, potential for remains to be present. Where potential is low, 

heritage significance is not assessed, as this implies that remains from the period are not present. 

3.5 ASSESSING HERITAGE SIGNIFICANCE 

3.5.1. The NPPF defines significance as 'The value of a heritage asset to this and future generations 

because of its heritage interest. That interest may be archaeological, architectural, artistic or 

historic.' The determination of the significance is based on statutory designation and/or professional 

judgement against these values (they are also identified in Historic England Statements of Heritage 

Significance 2019). 

3.5.2. Each asset is evaluated against the range of criteria listed above on a case-by-case basis. Unless 

the nature and exact extent of buried archaeological remains within any given area has been 

determined through prior investigation, significance is often uncertain. 

3.5.3. In relation to above ground heritage assets, the assessment considers the contribution which the 

historic character and setting makes to the overall significance of the asset. 

3.5.4. Table 3-2 gives examples of the significance of designated and non-designated heritage assets. 
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Table 3-2 - Significance of Heritage Assets 

Heritage Asset Description Significance 

World Heritage Sites  Very High 

Scheduled Monuments 

Grade I Listed Buildings 

Grade II* Listed Buildings 

Grade II Listed Buildings with exceptional qualities in fabric, historical association, 
and/or association/group value with heritage assets of high significance 

Protected Wrecks 

Registered Battlefield 

Conservation Areas containing very important (Grade I/II*) listed buildings 

Grade I and II* Registered Parks and Gardens 

Burial grounds 

Non-designated heritage assets (above ground structures, landscape, townscape, 
buried remains) of national importance. 

High 

Grade II Listed Buildings which can be shown to have qualities in their fabric or 
historical association of regional importance only 

Conservation Areas containing primarily Grade II listed or Locally Listed Buildings 

Grade II Registered Parks and Gardens 

Non-designated heritage assets (above ground structures, landscape, townscape, 
buried remains) of regional importance. 

Protected heritage landscapes (e.g. ancient woodland or historic hedgerows, heritage 
Sites of Special Scientific Interest) 

Medium 

Locally Listed Buildings 

Non-designated heritage assets (above ground structures, landscape, townscape, 
buried remains) of local importance. 

Low 

Item with no significant heritage value or interest Negligible 

Heritage assets that have a clear potential, but for which current knowledge is 
insufficient to allow significance to be determined. 

Uncertain 

3.6 ASSESSING HARM 

3.6.1. Professional judgement using the methodology above and the results of an extensive trial trench 

evaluation has been used to consider the impact (the magnitude of change) of future development 

on the significance of known heritage assets and the level of harm to heritage significance. This is 

assessed in NPPF terms as ‘no harm’, ‘less than substantial harm’, ‘substantial harm’. In some 

cases, a total loss of significance has been identified. 

3.6.2. There are only three categories of harm recognised in the NPPF – substantial harm, less than 

substantial harm and no harm. The categories of ‘substantial harm’ and ‘less than substantial harm’ 

therefore cover a broad range of harm. 

3.6.3. With respect to how the NPPF terminology of levels of harm equate with the levels of environmental 

effect used in EIA methodology, this is set out in Chapter 10: Cultural Heritage (Volume 1). 
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4 HISTORIC ENVIRONMENT BASELINE 

4.1 SITE LOCATION 

4.1.1. The Site is located between A421 road and Midland Main Railway Line (NGR 502699, 244698; see 

Figure 1: Site Location Plan). It is situated in a semi-rural landscape located immediately to the 

south of Kempston, which is 3km to the southwest of Bedford town centre. It primarily comprises 

undeveloped agricultural (arable) land, though extensive remains of a demolished 20th-century 

brickworks, largely in the form of hardstanding, are present in the southern part of Lake Zone. 

4.1.2. The Site lies within the historic parishes of Kempston and Wooton, within Bedfordshire County, and 

are now under the administration of Bedford BC. The north-eastern part of the Site (i.e., northeast of 

an unnamed former tributary of Elstow Brook which crosses the Core Zone) falls within the historic 

parish of Kempston, while the southwestern section falls within the historic parish of Wootton. 

Proposed Development is described in Chapter 2: Description of the Proposed Development 

(Volume 1) of the ES. 

4.1.3. The majority of the Site is bounded to the east by the Midland Main Railway Line, with a small 

section of the Site (i.e. the East Gateway Zone) falling east of the Midland Main Railway Line. To the 

southwest and north, it is bounded by the A421 road; however, the A421 enters the Site near CP 

Cottage, and some sections of the Site fall west of the A421.The Marston Vale Railway Line runs 

through the middle of the Site, as shown in Figure 1: Site Location Plan, with extensive remains of 

20th-century brick manufacture, including numerous water-filled quarry pits, present in the land to 

the east and south. A public right of way runs through the Core Zone and Lake Zone. 

4.1.4. The Site is situated in the basin of the River Great Ouse; the river and its tributaries have shaped 

the local topography and formed fertile floodplains suitable for agriculture. The Site comprises large 

arable fields that underwent significant rationalization (removal) of field boundaries during the 20th 

century. The pre-20th century agricultural landscape survives in part of the Site located in the 

northern part of Core Zone, which is subdivided by surviving hedgerows into smaller, less regular 

fields. 

4.1.5. Elstow Brook, a north-south tributary of the River Great Ouse, crossed the middle of the Lake Zone 

prior to being culverted in the 20th century to run adjacent to the Marston Vale Railway Line in the 

western edge part of Lake Zone. A band of alluvium shown on Figure 3: Geology map (British 

Geological Survey) showing selected geo-technical investigations indicates its original course. 

4.1.6. Further south, Elstow Brook also passes north-south through the eastern part of West Gateway 

Zone. Here it is still extant and is also characterised by a band of alluvium. 

4.1.7. A tributary of Elstow Brook crosses the centre of the Core Zone and is also defined by a band of 

alluvium. This water course once formed the boundary between the historic parishes of Kempston 

and Wooton. 

4.2 TOPOGRAPHY 

4.2.1. Topography can provide an indication of suitability for settlement, and ground levels can indicate 

whether the ground has been built up or truncated, which can have implications for archaeological 

survival. Conditions described in following sections are shown on a topographic survey drawing 

(Figure 4: Topography of Site). 
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4.2.2. Core Zone comprises several arable fields separated by hedgerows. It is flat at 33–34m Ordnance 

Datum (OD) with a gradual slope descending eastwards to 32m OD in the area of the former Elstow 

Brook tributary. 

4.2.3. Lake Zone is a large arable field that is relatively flat at 29–30m OD An area of scrub immediately 

south of the arable land rises to 36m OD, suggesting presence of made ground, and the surface of 

the brickyard adjacent to Manor Road lies generally at 33m OD. The elevation at the quarry pits to 

the east varies locally due to presence of bunds and other earthworks though the height is mainly 

recorded as 29m OD. 

4.2.4. The West Gateway Zone is relatively flat 33m OD, though it descends slightly toward the Elstow 

Brook at 32m OD, then rises to the east to reach 35m OD adjacent to the Marston Vale Railway 

Line. 

4.2.5. The East Gateway Zone is at an elevation of 34–39m OD with a gradual rise toward Kempston 

Hardwick and slopes down to the B530 road. 

4.3 GEOLOGY AND SOILS 

4.3.1. Geology can provide an indication of suitability for early settlement, and potential depth of remains. 

4.3.2. The BGS (BGS 2024, Figure 3: Geology map (British Geological Survey) showing selected 

geo-technical investigations) identifies the solid geology as Peterborough Member mudstone (part 

of the Oxford Clay Formation). A band of alluvium flanked by Head deposits (weathered bedrock) 

follows the existing and former courses of the Elstow Brook and its tributary (see Section 4.1 above). 

Within Lake Zone, a large area of made ground is recorded at the brickyard and an adjoining raised 

area of scrub, with artificial ground recorded across the quarry pit area to the east. 

4.3.3. Recent archaeological investigation of the site in 2024 (Appendix 10.2: Archaeological Trial 

Trench Evaluation Report (Volume 3) and previously on Core Zone and West Gateway Zone 

(MOLA 2019b), along with ground investigation undertaken for engineering purposes within Lake 

Zone and Core Zone (Ground Investigation (GI): Arcadis 2023) has provided additional information 

regarding the solid and superficial geology at the Site. 

CORE ZONE 

4.3.4. Topsoil across this area is generally 0.2–0.3m deep with intermittent and shallow patches of clay 

rich subsoil present which were generally no more than 0.1m deep. 

4.3.5. The presence of Head deposits and alluvium is confirmed at the southeast and northeast near the 

unnamed stream. The alluvial deposits diverge from the current course of the unnamed stream to 

extend into the north-east, but they appear to be shallow (0.2m at GI:TP30) and overlie Head 

deposits. The Head is 1.5m thick flanking the unnamed stream then appears to deepen to the east 

where 2.5m of Head is recorded adjacent to the Site boundary (GI: CP11). A band of Head also runs 

along the northern area, broadly parallel with Manor Road, where it is 2.0m deep (GI: TP27). 

4.3.6. Minerogenic alluvium 1.2m deep and immediately below topsoil was noted in a cable percussion log 

(GI: CP15) situated at the southwest of this area, slightly to the east of the Marston Vale Railway 

Line, though alluvium was not identified in a trial pit (GI: TP35) excavated nearby. 
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4.3.7. Shallow modern made ground is identified at two locations in the north; 0.2m of modern made 

ground (GI: TP37) is present adjacent to an aggregate plant where a now demolished farmstead is 

marked on 19th century Ordnance Survey mapping, and 0.5m of modern made ground (CP08) 

situated slightly west of the unnamed stream/field boundary toward the northwest may suggest a 

localised area of extraction. 

LAKE ZONE 

4.3.8. Topsoil across the arable land situated at the north of this area is generally 0.2–0.3m deep with 

intermittent shallow (0.1m thick) sand deposits beneath, though in most areas topsoil has developed 

directly over Head deposits around 1.3m thick, which overlies Peterborough Member mudstone. 

4.3.9. A band of minerogenic alluvium crosses the arable land and overlies the Head deposits at the 

former course of the Elstow Brook. The alluvium has recorded depths, south to north, of 1.7m (GI: 

CP03) to 0.70m (GI: TP04). One test pit at the north of the arable land on the former course of the 

brook (GI: TP02) revealed around 3.0m of made ground, this suggests an area of localised 

extraction. 

4.3.10. The majority of an area of scrub situated immediately south of the arable land is raised above the 

natural ground, toward the centre by up to 6.0m. Modern made ground was identified here to varying 

depths; at the north 1.0m of made ground overlies 0.2m of Head (GI: TP12A), toward the centre 

3.0m of made ground (underlying deposits not reached) was recorded at TP16, and CP04 revealed 

4.8m of made ground directly over Peterborough Member mudstone. A small area of natural 

deposits survives at the southwest with c.1.2m of alluvium overlying 0.3m of Head (GI: TP17). 

4.3.11. Superficial deposits at the former Site of the brickyard appear to have been entirely removed with all 

ground investigations recording between 2.0–4.5m of made ground; where reached by the GI made 

ground directly overlay Peterborough Member mudstone (e.g. GI: CP05, 06 and 07). 

WEST GATEWAY ZONE 

4.3.12. The area to the west of the Marston Vale Railway Line was not investigated by GI, but the 2019 

archaeological evaluation encountered the surface of ‘possible colluvium’ to the west of the Elstow 

Brook, coincident with BGS mapped Head. 

4.3.13. Minerogenic alluvium 1.2m deep and immediately below topsoil was noted in a cable percussion log 

(GI: CP15) situated at the south of this area, slightly to the east of the Marston Vale Railway Line, 

though alluvium was not identified in a trial pit (GI: TP35) excavated nearby. 

EAST GATEWAY ZONE 

4.3.14. The BGS (2024) identifies the solid geology as Peterborough Member mudstone (part of the Oxford 

Clay Formation). Superficial Head deposits consisting of clay, silt, sand, and gravel are also 

recorded, along with a band of alluvium associated with the paleochannel of the historic Harrowden 

Brook (watercourse). 

4.4 OVERVIEW OF PAST ARCHAEOLOGICAL INVESTIGATIONS 

4.4.1. A considerable amount of development-led work has been undertaken around Bedford over the past 

two decades, particularly to the west and south of the town, within the floodplain of the River Great 

Ouse and its tributary the Elstow Brook. Results have provided a wealth of information about the 

settlement pattern of the local area, from prehistory through to the modern period. 
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4.4.2. Previous work at the Site comprises geophysical survey (MOLA 2019a) and a trial trench evaluation 

(MOLA 2019b); undertaken in 2019 in support of the defunct Bedford Business Park application. 

The results are discussed below and in Section 4.5. 

SUMMARY OF MARSH LEYS ARCHAEOLOGICAL EXCAVATIONS 

4.4.3. Between 1998 and 2001, Albion Archaeology conducted excavations at Marsh Leys, west of the 

Lake Zone and extending slightly into the Site at Manor Road, uncovering two Romano-British farm 

sites about 400m apart. The earliest farmsteads, dating back to the Iron Age, featured small, ditched 

enclosures and roundhouses, with a shrine and cremation burials found nearby. Around the mid-2nd 

century AD, the farmsteads were restructured with new rectangular enclosures, although this 

change occurred later than typical for the region. By the late 3rd or early 4th century, a new 

enclosure and fields were added, but the sites appear abandoned by the mid-4th century.  

4.4.4. The low-lying location near Elstow Brook supported a mixed farming economy, evidenced by animal 

bones and charred plant remains. Non-agricultural activities mainly involved ironworking, particularly 

smithing, with limited evidence for textile, wood, and bone working, but no signs of pottery 

production. 

GEOPHYSICAL SURVEY 2019 

4.4.5. In 2019, geophysical survey (magnetometry) was completed across all suitable parts of the Site 

including Core Zone, Lake Zone and the West Gateway Zone (MOLA 2019a). The survey identified 

remains of probable Iron Age, Roman and medieval date, including extensive rectilinear enclosures, 

trackways and field systems. The location of a medieval moated site, known from historic mapping 

and documentary sources, was also confirmed (Figures 5 to 11). 

ARCHAEOLOGICAL TRIAL TRENCH EVALUATION 2019 

4.4.6. In 2019, Core Zone and West Gateway Zone were examined with a total of 64 (50m long by 1.8m 

wide) archaeological evaluation trenches comprising a 0.5% sample of the total area. The trenches 

were targeted to geophysical anomalies of likely archaeological interest, although ‘blank’ areas were 

also investigated to confirm the absence of significant archaeology. The aim of the evaluation was to 

clarify the presence, date, nature, extent and significance of any remains present within the Bedford 

Business Park application site. Whilst the sample percentage is small (typically 3–4% is considered 

sufficient to characterise the remains to allow an informed decision regarding an appropriate 

mitigation strategy), it was agreed that further trenching would be required post-consent. Figures 

12–16 show the location of the trenches. 

4.4.7. The trenching confirmed that the geophysical survey results were reliable (this is not always the 

case), revealing cut features corresponding with the geophysical survey anomalies. Additionally, 

minimal to no archaeological findings were observed in areas of the site that exhibited no anomalies. 
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ARCHAEOLOGICAL TRIAL TRENCH EVALUATION 2024 

4.4.8. Additional archaeological trial trench evaluation was undertaken in the Core Zone, Lake Zone and 

West Gateway Zone as part of the present application. This was informed by the current report. The 

results are not incorporated into this report but are summarised in Appendix 10.2: Archaeological 

Trial Trench Evaluation Report (Volume 3). and in Chapter 10: Cultural Heritage (Volume 1). 

The East Gateway Zone was not subject to evaluation due to existing constraints such as extensive 

vegetation cover. Provision for investigating this area is included in Appendix 10.3: Archaeological 

Mitigation Strategy (Volume 3). 

4.5 ARCHAEOLOGICAL AND HISTORICAL BACKGROUND 

PALAEOLITHIC 

4.5.1. The Lower (800,000 to250,000 BC) and Middle (250,000 to 40,000 BC) Palaeolithic saw 

intermittent, Hominin occupation of Britain as the climate alternated between long cold (glacial) and 

short warm (interglacial) stages. The Upper Palaeolithic is the last of the Old Stone Age periods 

(40,000–10,000 BC), spanning the last glacial cycle of the Pleistocene (the British Devensian). The 

archaeology of the Upper Palaeolithic is characterised by new stone-working techniques, the use of 

bone and other materials, art and anatomically modern humans (Homo sapiens sapiens).  

4.5.2. The BGS identifies Great Ouse river terrace deposits (Terrace 2; Stoke Goldington Member) 

approximately 600m to the north and to the east of the Site (those to the east crossed by the lower 

reaches of the Elstow Brook). Terrace 1 (Felmersham Member) and Terrace 3 deposits (Biddenham 

Member) are recorded closer to the course of the existing Great Ouse, more than 1km north of the 

Site.  

4.5.3. A study of the geomorphology and archaeology of the Great Ouse Valley (Dawson 2000) examined 

its Quaternary geology, relief and palaeoenvironment using a three-terrace model, though limited 

understanding of early post-Anglian stratigraphy and the difficulty of interpreting often fragmentary 

terrace deposits spread along the entirety of the river was acknowledged (Green 2000). An 

examination of the Palaeolithic archaeology of The Great Ouse Valley in this study, which was 

mainly focussed on the Cambridgeshire reaches of the river, suggested that Palaeolithic artefactual 

evidence is perhaps most prevalent on the younger terraces; Terraces 1 and 2 (Reynolds 2000).  

4.5.4. The terrace deposits located to the north and east of the Site (see 4.5.2) are known to contain 

unstratified and stratified Quaternary paleoenvironmental ecofacts and deposits along with 

Palaeolithic artefactual evidence. The closest artefactual evidence to the Site includes hundreds of 

handaxes of Lower Palaeolithic date recovered from Terrace 3 deposits around 1km to the north at 

Kempston, though they were recovered mainly during 19th century gravel extraction with their 

precise provenance consequently uncertain (Luke 2007, 24). Hundreds more poorly provenanced 

handaxes of Lower Palaeolithic date were also recovered from 19th century gravel pits on Terrace 3 

deposits near Biddenham (ibid.), around 4km to the north of the Site. The 19th century Biddenham 

finds seem to have been at gravel pits situated to the north of the village where more recent 

archaeological investigation (Harding et al 1991) identified a Terrace 3 gravel deposit directly 

overlying the Oxford Clay which contained Palaeolithic stone tools. Wymer noted that the 

Biddenham gravel pits have ‘the distinction of being the first prolific Palaeolithic sites to have been 

discovered in England’ (Wymer 1999, 123). 



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences Page 21 of 118 

4.5.5. Middle Palaeolithic stone tools have also been recovered, these finds mainly comprise small 

numbers of poorly provenanced but distinctive cores and flake from the Terrace 3 Kempston and 

Biddenham gravel pits (Wymer 1999, 124) although a single Bout Coupe handaxe was found during 

fieldwalking at Biddenham Loop (Luke 2008). The area where this handaxe was discovered was 

within 100m of a 19th century gravel pit and it was interpreted as originating from deep within the 

terrace gravels disturbed during the quarrying.  

4.5.6. Evidence for the Upper Palaeolithic was very limited in Bedfordshire at the last review of the County 

Palaeolithic resource assessment (Luke 2007, 24). Little has changed in subsequent years though a 

substantial terminal Upper Palaeolithic flint tool assemblage has recently been identified at river 

terraces on the north bank of the Great Ouse near Willington, around 8km northeast of the Site 

(East of England Regional Research Framework, 2021). 

4.5.7. The Site lies 600m to the south and east of the nearest Great Ouse river terrace deposits (see 

4.5.2). Recent ground investigation (GI: Arcadis 2023) at Core Zone and Lake Zone did not identify 

any terrace deposits at the Site but has confirmed the presence of extensive areas of Head directly 

overlying Peterborough Mudstone of the Jurassic Oxford Clay. The Head is of uncertain origin and 

date, but it may have been deposited as a consequence of climate change occurring during the late 

Pleistocene and early Holocene. Previous archaeological investigations and HER data do not 

identify any Palaeolithic remains within the Site. 

MESOLITHIC 

4.5.8. The Mesolithic period (10,000 to4000 BC) is represented by mobile hunter-gatherer communities 

exploiting natural resources, with archaeological evidence usually limited to scatters of worked flint 

tools. Archaeological features defining settlement evidence of the Mesolithic period are extremely 

rare, but dense flint scatters found at areas such as the Biddenham Loop, near the Great Ouse, 

suggest that Mesolithic hunter-gatherers may have returned to favoured locations on a seasonal 

basis. 

4.5.9. Among the assemblage at Biddenham Loop, 4km north, were blades, blade cores, a four leafed 

arrowhead, a pick, a knife and a concentration of struck flint, although the flint here was residual in 

later features (Luke 2007, 25). Close by, 3km to the north of the Site at Kempston, Mesolithic flints 

were recovered as residual material in later features, however one pit contained exclusively 

Mesolithic flint (Crick and Dawson 1996). Previous archaeological investigations and HER data do 

not identify any Mesolithic remains within the Site. 

NEOLITHIC 

4.5.10. The Neolithic (4000 to 2200 BC) saw the gradual introduction of a more sedentary lifestyle, with the 

rearing of domestic animals and the cultivation of early forms of cereal. Settlement evidence is rare 

and often restricted to clustered pits, but significant activity of this period is evident in the 

archaeological record around the Great Ouse Valley with the river seemingly acting as a focus of 

settlement and ritual activity. 

4.5.11. Areas, notably at the confluence of a watercourse, saw focussed construction of monuments which 

may have defined areas of ritual and communal significance. Some of Bedfordshire’s most well-

known Neolithic monuments are found in the Bedford area, including putative cursus monuments 

recorded at Biddenham Loop (3.5km north), Kempston (4.5km north), and Cardington (8km north), 

although the identification of many of these features as cursus remains speculative (Luke 2007, 33). 
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4.5.12. Excavations at Marsh Leys Farm (A221, Figure 2e: Historic environment features map showing 

past archaeological investigations) (Luke and Preece 2011), immediately west of the Site, has 

produced residual evidence for Late Neolithic to Early Bronze Age activity in the form of worked flint, 

although no settlement features of this period were identified. 

4.5.13. Flint blades and flakes of probable Neolithic date were recovered from the surface of a potential 

colluvial deposit identified within West Gateway Zone, slightly to the west of the Elstow Brook, 

during the 2019 evaluation (Trenches 11 and 12: MOLA 2019b, 15; A1b). Neolithic worked flints 

were also identified during an archaeological evaluation at Wootton, Land North of Fields Road, 

immediately northwest of the Site (A183). 

BRONZE AGE 

4.5.14. Settlement evidence of the Bronze Age period (2200 to 800 BC) remains rare and as for the 

Neolithic, it is often restricted to clustered pits such as examples revealed 5km north, at Biddenham 

Loop (Luke and Barker 2016) and at the Bedford Western Bypass near Biddenham (Luke and 

Barker 2022). 

4.5.15. Other settlement evidence includes a middle-late Bronze Age ditched and palisaded enclosure also 

found during work near Biddenham (ibid.). The archaeological evaluations at Bedford Western 

Bypass (A177), 900m northwest of the Site, identified Bronze Age field remnants, whereas 

archaeological evaluations at Land West of Kempston (A183; adjacent to the Site), 900m northwest 

of the Site, identified human activity of the early Bronze Age. An early form of miniature chisel/axe, 

resembling early Bronze Age flat axes was also identified 270m northwest of the Site (A192). 

4.5.16. Bronze Age funerary monuments (ring ditches) are widespread near the Great Ouse. For example, 

cropmarks of probable Bronze Age ring ditches are recorded alongside the Neolithic monuments at 

Cardington, and early Bronze Age Beaker burials have been found nearby (ibid., 39 to41). 

Excavations at Elstow, around 3km away, have revealed Bronze Age ring ditches (BCAS 1997; 

BCAS 1995). 

4.5.17. To the south of Manor Road and immediately to the west of the Site, circular cropmarks (A219, 

approximately 90m west of the Site) of potential ring ditches are recorded slightly to the east of the 

Elstow Brook. The HER records no known heritage assets of Bronze Age date within the Site itself. 

IRON AGE AND ROMAN 

4.5.18. A few nearby sites have produced evidence for earlier Iron Age activity (e.g. at Land North of 

Biddenham (A183; adjacent to the Site), where a small unenclosed settlement set within a field 

system was occupied between the Early and Middle Iron Age (Luke and Barker 2022). The creation 

of pit alignments during the Early Iron Age, as recorded at Biddenham Loop, may evidence 

increasing population density and territoriality (Dawson 2007, 61). 
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4.5.19. The landscape of the River Great Ouse valley became increasingly settled from the Middle Iron Age 

onwards. Settlements with Middle Iron Age origins in the vicinity include those at Wixams (A1ag, 

A1af, A1ae, and A186; approximately 400m east of the Site), where an initial settlement of middle–

late Iron Age date comprised a small group of unenclosed roundhouses (Luke and Guy 2023). This 

settlement was subsequently expanded in the Late Iron Age and provided with a substantial D-

shaped enclosure ditch, with roundhouses placed within internal sub-enclosures (ibid.). The large 

enclosure itself is suggested as having a function for corralling livestock, and similar suggestions 

have been made for other large enclosures of similar date, as for instance, at Marsh Leys Farm, 

1km north, where the earliest definable activity comprised a trapezoidal livestock enclosure (Luke 

and Preece 2011). 

4.5.20. Continuity of some settlement from the Middle Iron Age into the Rorman period is known, although 

in some cases it is evident that settlement was abandoned in the Late Iron Age, with new 

settlements established on previously unoccupied land, for example at Land North of Biddenham 

(A183; adjacent to the Site), where a new settlement was established on virgin land in the Late Iron 

Age to Early Roman period (Luke and Barker 2022), a time of increasing population density (Luke 

2011). 

4.5.21. In the early to mid-Roman period, a reorganisation of the landscape occurred, where settlements 

occupied in the Late Iron Age and early Roman period were often subject to radical transformation in 

the late 1st or 2nd centuries AD. At Wixams (A1ag, A1af, A1ae, and A186; approximately 400m 

east of the Site), for instance, the settlement was transformed into a series of linked enclosures, with 

interlinking trackways. The enclosures were used for distinct functions, with a domestic enclosure 

and one used for an inhumation cemetery (Luke and Guy 2023). A similar chronological 

development appears to have been the case at the Site, with the features depicted on the 

geophysical survey results likely representing a palimpsest of plans, which developed over 

considerable time. 

4.5.22. This pattern occurs both within the Bedford area and further afield in southern Britain, and the 

widespread reorganisation of rural landscapes at this time, often with an emphasis on large 

rectilinear enclosure systems, raises the question as to whether these changes were a response to 

official requirements to arrange land in particular ways (e.g. as discussed for the 2nd century 

rearrangement of land at Dings Crusaders villa in Gloucestershire; Brindle 2023, 201). These 

developments may have been associated with agricultural expansion to meet the growing needs of 

the Roman state (Fulford and Smith 2016, 410; Allen and Lodwick 2017). 

4.5.23. Excavations of such settlements often reveal associated cemeteries. At Marsh Leys Farm, adjacent 

to the Site (A221), Late Iron Age and Early Roman urned cremation burials, and mid-late Roman 

inhumation and cremation burials were also found. Two distinct cemeteries containing 21 and five 

cremation burials respectively, some with grave goods, were identified near the settlement focus at 

Wixams (Luke and Guy 2023). A cemetery of 21 cremation burials was associated with a site at 

Wootton Field Road South (Sharrock 2019), 2km to the west. And at Church End, Kempston, 3.5km 

to the north of the Stewartby sites, two formal cemeteries were identified, containing at least 92 

burials (Dawson 2004), although that settlement is characterised as a larger nucleated roadside 

settlement, with a larger population than would be expected at most smaller farmsteads. As is 

common, the burials were mainly located on the periphery of the farmsteads. 
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4.5.1. Nearby minor Roman roads include the Dorchester-on-Thames to Alconbury House (Margary 1967, 

173c) Roman Road which runs to the east of the Site from Marston Moretaine through Bedford then 

to the west of Colesden. Another Roman Road is located to the north of the Site (Margary 170b) and 

the Roman Road from the town of Verulamium toward Bedford (Margary 210) lies east of the Site on 

a south-east to north-west alignment. The probable mid-Roman re-organisation of the farmsteads 

within the Site possibly indicates a change in focus for the transport of goods, related to wider 

provincial developments, with some of the trackways on Site perhaps connecting with the roads. 

4.5.2. Luke and Preece have suggested that the density of Late Iron Age to Roman period sites in the 

River Great Ouse and Elstow Brook valley areas may have been such that settlements were spaced 

roughly every 0.5km (Luke and Preece 2011, 170), and the evidence at the Site, taken with 

evidence from sites such as Wootton Field Road South (Sharrock 2019) and Marston Vale (Elston 

2018a and Elston 2018b) are supportive of this level of density. 

4.5.3. The section below discusses the evidence of extensive activity of these periods within the Site itself 

(A1d). 

Core Zone 

 Site 1: early Roman farmstead (Figure 6: Core Zone (north): Bedford Business Park 

magnetometer interpretation and Figure 13: Core Zone site 1 - 2019 trench evaluation). 

The 2019 geophysical survey and trial trench evaluation results suggests that the core area 

covers around 3ha and is situated at the plateau of high ground at the northeast of this area just 

north of the Elstow Brook tributary. The settlement comprises a series of north-northeast to 

south-southwest aligned rectilinear enclosures with large potential stock or field system 

enclosures extending to the south and west. A network of trackway ditches is evident from 

geophysics results to the west, southwest and east of the enclosure system though it is currently 

unclear whether these are of Roman date or belong to Iron Age or medieval phases of activity. A 

small assemblage of Roman pottery, mainly dating 1st century AD, was recovered from 

investigated enclosure ditches, along with one fragment of slag likely derived from a smithing 

hearth and a fragment of roof tile. Pottery dated to the 3rd century AD was recovered from the 

surface of the fills of one of the southern enclosure ditches, suggesting that the farmstead may 

have been abandoned by the latter part of the Roman period. 

 Site 2: Iron Age farmstead and trackway (Figure 7: Core Zone (centre): Bedford Business 

Park magnetometer interpretation and Figure 14: Core Zone site 2, 2019 trench 

evaluation): Encompasses a core area of 4ha which includes a broad north-northeast to south-

southwest aligned trackway with sub-square enclosures to its east and west. The settlement 

core may be located at the north, adjacent to the Elstow Brook tributary immediately to the east, 

perhaps comprising four roundhouses within an enclosure. A small assemblage of pot sherds 

suggests use during the mid to late Iron Age, with minimal evidence of Roman activity observed, 

though smaller enclosures and sections of the trackway extending to the south may have 

remained in use during the Iron Age/Roman transition. The results of previous work suggest that 

the core settlement layout may be relatively simple. However, very few of its features have 

currently been investigated, this fact and a possible unenclosed roundhouse to the west along 

with some other isolated potential features, suggest that more complexity may be revealed by 

the 2024 evaluation. 
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 Site 3 - Iron Age and early Roman trackway and enclosures and late Roman settlement 

enclosures (Figure 8: Core Zone (south): Bedford Business Park magnetometer 

interpretation and Figure 15: Core Zone site 3, 2019 trench evaluation selected sections). 

The densest area of archaeology revealed in 2019 covers 4.5ha. The Iron Age trackway and 

enclosures to the north extend into this area and seem to have remained in use into the early 

Roman period with some sub-rectangular enclosures added. During the late Roman period a 

large rectilinear enclosure system was constructed, perhaps on a slightly different orientation 

over the mainly disused remains of the earlier trackway and enclosures. Several smaller 

trackways and numerous new enclosure ditches were established, though some of the earlier 

enclosure ditches may have been incorporated into the new enclosure system. 

Lake Zone 

4.5.4. The 2019 geophysical survey (Figure 9: Lake Zone (north): Bedford Business Park 

magnetometer interpretation) identified an extensive area (250x170m) of rectilinear ditched 

enclosures of a probable multi-phased settlement. Possible roundhouses are also visible and 

discrete magnetic anomalies may indicate pits, hearths and industrial activity. The geophysical 

results are like those collected immediately to the west at Marsh Leys Farm where subsequent 

excavation identified dense remains of Iron Age and Romano-British rural settlement (Luke and 

Preece 2011). Disparate linear magnetic anomalies in the surrounding area, along with a seemingly 

isolated rectilinear enclosure to the southeast and an isolated sub-square enclosure to the northeast 

of the dense area of settlement activity, may bound stock enclosures or field systems. 

West Gateway Zone 

4.5.5. The 2019 geophysical survey and trial trench evaluation (Figure 11: West Gateway Zone: Bedford 

Business Park magnetometer interpretation and Figure 15: Core Zone site 3, 2019 trench 

evaluation selected sections) suggest that this area contains limited archaeological remains 

consistent with agricultural use associated with, and peripheral to, the settlement identified in the 

Core Zone. The features appear to comprise a dispersed field system and associated trackway 

ditches. The presence of a limited assemblage of Roman pot sherds recovered from several ditches 

and a spread of material at the north suggest proximity to settlement. 

EARLY MEDIEVAL 

4.5.6. The period immediately following the end of Roman administration in Britain in the early 5th century 

was a time of considerable change. The settlement pattern of the early part of this period altered 

with dispersed early Anglo-Saxon farmsteads or isolated hamlets often focussed on river valleys, 

and many of the local Roman sites appear to have been abandoned in the fifth or sixth centuries, 

though some show limited continued use. 

4.5.7. The Site lies 5km from the centre of modern Bedford, which was established as a key urban 

settlement in the mid-Anglo-Saxon period, possibly with a minster church (Edgeworth 2007, 94), and 

was a defended town, or burh, during the Viking incursions of the late 8th to 11th centuries AD. For 

200 hundred years it was situated on the borders of the Danelaw, it was subject to several attacks 

with its defences eventually breached and the town burned in AD 1010. 
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4.5.8. In the 9th and 10th centuries, the minster system began to be replaced by local parochial 

organisation, with nucleated settlements often focussed on a manor house and a parish church. 

Placenames near to the Site such as Elstow, Wooton and Kempston suggest that numerous rural 

settlements were present by the latter part of the period. 

4.5.9. Rural early medieval activity has been found in several locations around Bedford. At Wixams 

Northern Expansion Area, residual Anglo-Saxon pottery was recovered (Barker and Guy 2023) and 

at Land North of Biddenham a pit contained early Anglo-Saxon pottery, suggesting possible 

continuity of the Roman settlement into the early medieval period (Luke and Barker 2022). 

4.5.10. Notably, at Biddenham Loop, 3.5km north of the Site, early medieval activity was concentrated in 

three settlement areas, with at least one coincident with one of the earlier Roman farmsteads, over 

20 early Anglo-Saxon Sunken-Featured Buildings (SFBs) were identified, some with evidence for 

bone and antler working, mostly focussed at one of the Roman enclosures (Luke 2016). The Roman 

nucleated settlement at Church End, Kempston, also produced evidence for some continuity into the 

early medieval period (Dawson 2004), as did Newnham, Bedford (Ingham et al. 2016). Further 

afield, at Houghton Regis, early medieval activity was represented by two isolated SFBs, which may 

reflect a wider pattern of small-scale and dispersed occupation, often situated near earlier Roman 

sites (Luke and Shotliff 2023). 

4.5.11. Early Anglo-Saxon burial sites are better known than settlements, and a large cemetery with 5th-7th 

century burials was excavated at Kempston, around 3km to the north (Kennet 1986). At Elstow 

Abbey, 3.5km to the north-east, an early Christian cemetery of 8th-11th century date was probably 

associated with a church (Edgeworth 2007, 90). The possibility for continued occupation or burial 

activity in the Early Medieval period at Stewartby should therefore not be discounted. 

4.5.12. The HER records no remains of this date within the Site. Previous archaeological investigations at 

the Site have not identified early-medieval remains. 

MEDIEVAL 

4.5.13. The medieval period is characterised by open field farming systems controlled by manorial estates 

usually including a principal settlement situated around a parish church. Each manor or village had 

two or three large open fields, which were divided into narrow strips (ridge and furrow) cultivated by 

peasants. 

4.5.14. During this period the Site fell within the historic parishes of Kempston and Wootton, separated by a 

north-south tributary of Elstow Brook, which crosses the Core Zone. This natural feature served as 

the parish boundary. 
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4.5.15. At the time of the Domesday Survey (AD 1086), the manor of Kempston was assessed at 10 hides 

(a unit of land) held by the Countess Judith. Before the Conquest (AD 1066) it had belonged to Earl 

Gurth of East Anglia (VCH Beds iii 296 to 305). The main settlement in the manor was at Kempston, 

approximately 600m to the north of the Site, centred on the 12th century and later parish church of 

All Saints. The manor was subsequently divided into three separate estates, but by the 13th century 

there was a fourth manor of Kempston Hardwick (ibid), the lands of which probably included the 

Site. The Knights Hospitallers also had an estate in the parish, which after the Dissolution in the 

mid-16th century, acquired the name of the manor of Hardwick. The Knight’s estate is first 

mentioned in 1279 (ibid). In 1338 it comprised land with a garden, dovehouse, water-mill, meadow, 

pasture and woodland. At Dissolution, Sir Richard Longe was granted the land. Despite the name, 

there is no indication that this is the same estate as the manor of Kempston Hardwick. The location 

is not known, although the HER includes an entry that suggests a 13th-15th century preceptory 

(monastery) of the Knights Hospitaller within the Site at Manor Road (A1t). This is speculative 

however and the location is uncertain with no physical evidence currently locating it within the Site. 

However, it is likely that the foundations of this structure would be present below the ground. 

4.5.16. Wootton manor comprised 10 hides at the time of Domesday and was held by Albert of Lorraine 

(VCH Beds iii, 328 to 335). It subsequently became part of the barony of Bedford, the early 14th 

century Church of St Mary, 1.7km to the northwest of the Site, formed the focus of the main 

settlement in the manor. The manor fragmented into a number of medieval manor estates. 

4.5.17. There is evidence of a medieval moat enclosure on the Site and also adjacent (discussed below). 

Moated sites are common in Bedfordshire in the medieval period, particularly in the north and 

central parts of the county, and Bedfordshire has one of the densest concentrations in Britain 

(Edgeworth 2007, 99), primarily on Clay geologies (Baker 1978, 60). Despite the numbers in which 

they are known, relatively few have seen detailed excavation, and it has been highlighted that more 

detailed study is required both of moated settlements and any associated field systems (Oake 2007, 

14). While some had manorial associations, this is by no means always the case. Most show 

evidence for occupation from the 12th to 13th centuries, and many were abandoned by the end of 

the 15th century. One of the best excavated examples of a moated site in Bedfordshire is at 

Tempsford Park, 16km to the north-east, where a moated enclosure and its 13th-15th century manor 

house were found to overlie ditches and other occupation evidence of middle to late Saxon date 

(Maull and Chapman 2005). 

4.5.18. Immediately outside the Site, just south of Lake Zone on the northern side of Manor Road, is 

Kempston Hardwick scheduled medieval moated site (A2). This probably was probably the manor 

house where the Snowes lived in the 16th century (VCH Beds iii 296 to305). It is considered a fine 

example of a Bedfordshire moated site, the interior of which is likely to be substantially undisturbed. 

The rectangular enclosure is 80m by 70m with a 9m-wide waterlogged moat. On the southern side is 

the remains of a later stone faced entrance causeway (NHLE ref 1012312). Along typically set away 

from the focus of settlement, there is suggestion from mid-20th century aerial photographs of a 

shrunken settlement adjacent (A1r). The HER also records an area of ancient enclosures just to the 

east, since removed by clay extraction in the 1940s (A1q). 

4.5.19. Other medieval moated sites in the vicinity, which have since been removed by quarrying and 

housing development, comprise Wootton Pillinge, south of modern Stewartby, 1.5km to the south of 

the Site (MBD 3431); and possible moated enclosures at Wootton village, 600m to the southwest of 

the Site (MBD 3433). and approximately 1km west of the Site (MBD 3422). 
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4.5.20. Within the Site itself, at the southern end of Core Zone and adjacent to Broadmead Road, the 2019 

geophysical survey and trial trenching (MOLA 2019a/b) identified evidence of 70m x 45m 

rectangular enclosure, which is likely to be a medieval moated manor (site 4; Figure 8: Core Zone 

(south): Bedford Business Park magnetometer interpretation and Figure 16: Core Zone site 4, 

2019 trench evaluation selected sections). The Site is known to have been deliberately levelled in 

the late 20th century; a trench opened across it showed that the 2.4m wide V-shaped moat ditch 

contained 0.8m of modern infill overlying 1.0m of organic moat fills. A single internal pit was 

revealed at the platform within the moat and late 12th to mid-14th century pot sherds were 

recovered from its fill. The geophysics results showed that the area surrounding the moat contained 

curvilinear and rectilinear enclosures: the densest area of enclosures is located to the northwest of 

an extant pond, The trenching confirmed the presence of ditches and recovered a small assemblage 

of 12th century pot sherds. 

4.5.21. The size of the moated enclosure, at 0.21ha, would place it at the bottom of the scale in terms of 

size, when compared with the range of moat sizes presented by Maull and Chapman, in their 

discussion of the moated site excavated at Tempsford Park, with moated sites ranging from around 

0.25ha to 1.8ha in size (Maull and Chapman 2005, 120). While at the lower end of the scale in terms 

of size, this should not be considered unexpected, as the large majority of known moated sites 

enclosed areas of less than 0.25ha, with only a small proportion exceeding 0.5ha (Aberg 1978, 3). 

4.5.22. Moated sites were often associated with fishponds (Edgeworth 2007, 100), and a pond visible on 

modern satellite imagery located 125m to the northeast of the moat is shown on the Ordnance 

Survey 1st edition 6” map of 1882 (Figure 20: Ordnance Survey 1st edition 6" map of 1882), and 

this may have been a fish pond associated with the moated settlement. The deserted medieval 

village of Wooton Broadmead is located just south of the moated site (outside the Proposed 

Development Site). 

4.5.23. Across the majority of the Site, the 2019 geophysical survey and trial trenching otherwise identified 

extensive evidence of ploughed out ridge and furrow (corrugated earthworks of arable cultivation 

formed by horse-drawn plough) across this area, illustrating that much of it was located within open 

field systems, peripheral to the main settlement centres. 

POST-MEDIEVAL AND MODERN 

4.5.24. Throughout the post-medieval period, the Site lay beyond the main settlement centres of Kempston 

and Wootton and was primarily agricultural land. The medieval open fields were subdivided and 

enclosed with hedgerow field boundaries by the early 19th century, as shown on the enclosure 

maps of Kempston, dated to 1804 (Figure 17: Kempston parish enclosure map of 1804) and 

Wootton, dated to 1838 (Figure 18: Wooton enclosure map of 1838). The 2019 geophysical 

survey and trial trench evaluation identified a number of post-medieval field boundary ditches. 

4.5.25. The Marston Vale Railway Line, which separates the Core Zone and the West Gateway Zone, 

opening in 1846. The line was incorporated into a wider network of railways through 1854 to 1862 to 

become part of the Varsity Line, which connected Oxford and Cambridge, until sections of it were 

closed in 1967. Along the eastern side of the Site, the current Midland Main Railway Line opened in 

1868 as an extension of the main line, to connect London St Pancras and Bedford. 

  



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences Page 29 of 118 

4.5.26. Brickworks were established at the area during the late 19th and 20th centuries, including the 

Kempston Hardwick Brickworks (A1m) which is located within the Site. The most successful 

brickworks, Stewartby Brickworks, opened to the south of the Site in 1897 and during part of the 

20th Century it was the largest brickworks, in terms of output, in the world (Morrison, 2018). The 

brickworks had significant effects on the area, including large scale extraction and establishment of 

the model village of Stewartby in 1926; they were instrumental in the creation of Bedfordshire’s rich 

multi-cultural society. 

4.5.27. The Ordnance Survey 1st edition 6”: mile map of 1882 (Figure 20: Ordnance Survey 1st edition 

6" map of 1882) shows the Site as agricultural land, with Elstow Brook flowing through its previous 

course in the middle of the land north of Manor Road. However, adjacent to Kempston Hardwick to 

the south of Manor Road, a group of buildings, possibly farmhouses, are shown. The map also 

shows isolated localized quarry pits within the Site. 

4.5.28. By the time of the Ordnance Survey 2nd edition 6”: mile map of 1900 (Figure 21: Ordnance Survey 

2nd edition 6" map of 1900) the hedgerows and woodland area in Core Zone are prominent, with 

additional buildings possibly including cottages at Kempston Hardwick and the land adjacent to the 

south of Manor Road. 

4.5.29. By the Ordnance Survey 6”:mile map of 1938 (Figure 22: Ordnance Survey 3rd edition 6" map of 

1938) the brickwork industry had been established in both land north and south of Manor Road at 

Kempston Hardwick crossing and Kempston Hardwick farm respectively. The map shows additional 

buildings, possibly including cottages at Kempston Hardwick and the land adjacent to the south of 

Manor Road. The hedgerows to the land south of Manor Road became more prominent, with some 

additional hedgerows that currently exist. 

4.5.30. The Ordnance Survey 6”: mile map of 1960 (Figure 23: Ordnance Survey 6" map of 1960) shows 

growth of the brickworks with large clay pits both north and south of Manor Road, within the Lake 

Zone and east of (outside) the Core Zone. The map no longer shows that some of the buildings at 

the land adjacent to the south of Manor Road. However, it is likely that the foundations of these 

demolished building would still be present below the ground, as the ground investigation (GI: TP37) 

conducted within the Lake Core Zone (GI: Arcadis 2023) suggest the presence of modern-made 

ground. 

4.5.31. By the Ordnance Survey 6”: mile map of 1980 (Figure 24: Ordnance Survey 6" map of 1980) the 

brickwork industry was further developed with new and large clay pits developed (mostly within Core 

Zone), and disused areas currently waterlogged. 

4.6 HISTORIC LANDSCAPE 

4.6.1. Within the 500m study area, HER recorded three broad historic landscape types, which consist of: 

 Ancient enclosures in the historic Kempston Parish (MBB22920): Identified from the 1804 

Kempston Enclosure Map, these areas reflect historical land use and zonal arrangements in 

Kempston; 

 Ancient enclosures in the historic Wootton Parish (MBB22921): Based on the 1838 Wootton 

Enclosure Map, these enclosures represent historical land divisions within Wootton; and 

 Ancient enclosures in the historic Elstow Parish (MBB22922): Present on the Elstow Estate Map 

of 1767, these enclosures highlight the historical land use and zonal arrangements in Elstow. 
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4.6.2. Within the Proposed Development, only one long curvilinear field boundary, marked by a hedgerow 

(see Section 6.2.2), bisects the Core Zone from southeast to northwest (Figure 2g: Historic 

environment features map showing ridge and furrow cultivation identified from National 

Mapping Program and historic hedgerow) and forms the parish boundary between the historic 

parishes of Kempston and Wootton, likely an ancient boundary that may date back to medieval 

times. The other enclosures marked in the HER within the Proposed Development are early 19th 

century enclosures by Act of Parliament. Most of the field boundaries have been removed, e.g. Lake 

and West Gateway Zones, leading to a significant loss of the historic landscape's integrity. 

4.6.3. Each enclosure type provides insights into the land use patterns and agricultural practices of the 

respective historic parishes. The historic landscape primarily reflects the impact of the enclosure 

movement, characterized by well-defined, rectilinear field boundaries established for more efficient 

agricultural practices. These boundaries are often marked by hedgerows, drainage ditches, or 

banks, replacing earlier open fields or commons.  

4.6.4. The enclosed fields typically support mixed farming and show evidence of different enclosure 

phases, documented in historic maps. Near historic settlements, the enclosures reflect estate 

management practices and land ownership patterns. In some areas, remains of medieval ridge and 

furrow cultivation suggest continuity of land use prior to enclosure.  

4.6.5. While these enclosures offer a general overview of the landscape, they are too large for a detailed 

assessment of specific historic landscape characters affected by the Proposed Development. 

However, the assessment does consider the physical impacts on landscape components, including 

post-medieval field boundaries and historic hedgerows (see Sections 6.2 and 7). 

4.7 FACTORS AFFECTING ARCHAEOLOGICAL SURVIVAL 

4.7.1. Archaeological survival across the majority of the Site (75% plus) is anticipated to be moderate to 

high, as it has remained undeveloped and in agricultural use until the present day, with some impact 

from ploughing. Approximately 15% of the Site was part of the brickwork industry and clay pit, 

mostly within the Lake Zone, which has removed any archaeological remains present; therefore, 

survival is low in these areas. 

4.7.2. Deep ploughing, observed to be absent during the site visit and recent archaeological evaluation, 

could cause disturbance to any archaeological remains within its footprint, especially since these 

remains are typically close to the surface. Generally, the upper 0.3–0.4m undergoes reworking, but 

cut features may potentially survive. 

QUARRYING 

4.7.3. Excavation of a large clay extraction pit in the southern part of Lake Zone in the mid/late 20th 

century will have entirely removed any archaeological remains present. The excavation of isolated 

small-scale hand-dug quarries shown within Lake Zone and West Gateway Zone on Ordnance 

Survey maps from the 1880s will have completely removed any earlier archaeological remains 

within their footprint. 

4.7.4. The former brickworks within the southern part of Lake Zone will have truncated any archaeological 

remains within the footprint of former structures. The bases of cut features potentially survive 

beneath concrete slabs and hardstanding, although their context may be lost. 
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SERVICES 

4.7.5. Past services/cable tranches across parts of the Site will have removed any archaeological remains 

within the trench footprint up to maximum depth of 1.0–1.5m. 

ADJACENT RAIL AND ROAD DEVELOPMENT 

4.7.6. Parts of the existing A421 Road, Manor Road, sections of the Midland Main Railway Line , and 

Marston Vale Railway within the Site, and are integral components of the Proposed Development. 

The construction of the original road, as well as any subsequent widening activity, likely resulted in 

localized truncation of archaeological remains. This activity would have potentially disturbed remains 

to depths of 0.5–1.0m, thereby truncating or completely removing any archaeological remains within 

their footprint. It is plausible that parts of the Site adjacent to the existing road and railway were used 

for construction compounds and other activities associated with their construction. Any associated 

site strip within these areas would have truncated any archaeological remains. 
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5 BURIED HERITAGE ASSETS: STATEMENT OF SIGNIFICANCE 

5.1 INTRODUCTION 

5.1.1. This section discusses the archaeological potential of the Site based on the baseline, and taking into 

account factors which may have compromised survival such as quarrying and modern agriculture. It 

also assesses the likely heritage significance of the remains, based on the information to date and 

using professional judgement. 

5.1.2. Where the potential is considered low, no assessment of significance is given on the basis that such 

remains are not thought to be present. 

5.2 EARLY PREHISTORIC REMAINS 

5.2.1. The Site has low potential to contain Lower and Middle Palaeolithic remains. Great Ouse river 

terrace deposits are the local source of remains of these periods and are not identified at the Site. 

5.2.2. The Site has uncertain possibly low potential to contain Terminal Palaeolithic remains. The Head 

deposits present at the Site, if of late Pleistocene or early Holocene date, may include or cover 

remains of this period. Any such remains would be of medium or high heritage significance, being 

non-designated heritage assets of regional importance, based upon archaeological interest and 

potential contribution towards understanding of the wider archaeological landscape. 

5.2.3. The Site has low potential to contain other early prehistoric remains. The area of the Great Ouse is 

rich in earlier prehistoric archaeological remains. The river and its tributaries provided a range of 

predictable resources such as water, food (game, fish), reeds for basketry, etc. which are likely to 

have been exploited by early populations. Excavations at Marsh Leys Farm, immediately west of the 

Site, produced residual evidence for Late Neolithic to Early Bronze Age activity in the form of worked 

flint, although no settlement features of this period were identified. Neolithic worked flints were also 

identified during an archaeological evaluation just beyond the Site at Wootton. The 2019 trial trench 

evaluation revealed a concentration of flint blades and flakes of probable Neolithic date from the 

surface of a potential colluvial deposit within West Gateway Zone, slightly to the west of the Elstow 

Brook. Such finds are rare, and further evidence of such activity was not identified by the recent 

extensive programme of archaeological trial trench evaluation conducted between April-May 2024 

(Appendix 10.2: Archaeological Trial Trench Evaluation Report (Volume 3)). 

5.3 IRON AGE AND ROMAN 

5.3.1. The Site has known Iron Age to Roman remains. The Core Zone contains evidence of Iron Age and 

early Roman trackway and enclosures, and late Roman settlement enclosures, identified through 

geophysical survey and trial trench evaluation. 

5.3.2. Core Zone ‘site 1’ in the north comprises early Roman farmstead with a core area of around 3ha 

situated at the plateau of high ground at the northeast of this area just north of the Elstow Brook 

tributary. The settlement comprises a series of north-northeast to south-southwest aligned rectilinear 

enclosures with large potential stock or field system enclosures extending to the south and west. 

The significance of the farmstead identified lies in its potential to inform understanding of the wider 

rural settlement pattern of the region, where it evidently forms one element of a dense network of 

Iron Age and Roman rural sites. 
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5.3.3. Core Zone ‘site 2’ in the north-west comprises an Iron Age farmstead and trackway encompassing a 

core area of 4ha with a broad trackway with sub-square enclosures to its east and west. The 

settlement core may be located at the north, adjacent to the Elstow Brook tributary. The significance 

of the farmstead lies partly in its potential to inform understanding of the wider rural settlement 

pattern of the region, where it evidently forms one element of a dense network of Iron Age sites. 

5.3.4. Core Zone ‘site 3’ in the southwest comprises an Iron Age and early Roman trackway and 

enclosures and late Roman settlement enclosures covering an area of 7.5ha that represents at least 

two phases of activity based on the pottery recovered, with some mid-late Iron Age activity 

indicated, and more intensive activity in the early Roman period and a substantial change to the 

settlement in the late Roman period and a reorganisation of its trackways. The West Gateway Zone 

includes evidence of associated field systems. 

5.3.5. The 2019 geophysical survey within Lake Zone identified dense features that are probably another 

Iron Age/Roman settlement. 

5.3.6. Remains of settlement and associated activity such as burials (of which potential exists) including 

industrial activity and any palaeoenvironmental remains, if present, would be of high heritage 

significance, being a non-designated heritage asset of regional importance, based upon 

archaeological interest and its potential contribution towards understanding of the wider 

archaeological landscape to contribute to the research objectives and the potential to contribute to 

the Late Iron Age and Roman Research Agenda for the East Midlands (RFN 2024) as outlined in 

Appendix 10.3: Archaeological Mitigation Strategy (Volume 3). Evidence of associated field 

systems would be of medium heritage significance. 

5.4 EARLY MEDIEVAL REMAINS 

5.4.1. The Site has low potential to contain early medieval (Saxon) remains. The 2019 trial trench 

evaluation revealed no evidence of early medieval activity. The historic settlement centres of 

Kempston and Wootton would have formed the focus of settlement in the latter half of this period, 

whilst the Site itself is likely to have been under arable cultivation or pasture or was wooded. 

5.5 MEDIEVAL SETTLEMENT 

5.5.1. The Site has known remains of a moated settlement and associated enclosures: At the southern 

end of the Core Zone is a medieval moated enclosure with pottery evidence suggesting occupation 

between the 12th to 14th century AD, as well as associated enclosures to its north-west and 

peripheral activity including boundary ditches and enclosures to both the east and west of the main 

core of the Site. Buried remains of medieval ridge and furrow is present across the Site in a north-

west to south-east alignment, which may have related to this settlement and/or the nearby moated 

settlement at Kempston Hardwick, designated as a Scheduled Monument. This asset, including any 

associated palaeoenvironmental remains, has the potential to contribute towards understanding of 

medieval settlement in a region where medieval moated settlements are exceptionally common, but 

which are often poorly understood, as a result of being designated monuments, or having been 

removed through earlier development. It therefore has the potential to contribute towards 

understanding of designated moated sites such as Kempston Hardwick in addition to research 

objectives set out in the Medieval (Rural) Research Agenda for the East Midlands (RFN 2024) as 

outlined in Appendix 10.3: Archaeological Mitigation Strategy (Volume 3). 
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5.5.2. Given the above potential of the Site, it is considered to be a heritage asset of medium heritage 

significance, being a non-designated heritage asset of regional importance, based upon its 

archaeological interest and its potential contribution towards understanding of the wider 

archaeological landscape, including the designated moated site at Kempston Hardwick. The level of 

truncation and preservation as identified by the 2024 evaluation indicates that this is not an asset of 

high significance (i.e. it is not comparable in this respect to Kempston Hardwick moated site). 

5.6 MEDIEVAL/POST-MEDIEVAL AGRICULTURAL REMAINS 

5.6.1. The Site has known potential to contain medieval/post-medieval agricultural remains, as revealed by 

geophysical survey and trial trenching. Such remains would be of low heritage significance, derived 

from limited archaeological and historical value. 

5.7 MODERN 

5.7.1. The Site has high potential to contain the remains of demolished brickworks with the Lake Zone. 

This includes foundation slabs and areas of concrete hardstanding on the surface and potentially cut 

features. Modern brickwork remains would be of negligible heritage significance. 
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6 ABOVE GROUND HERITAGE ASSETS: STATEMENT OF 

SIGNIFICANCE 

6.1 INTRODUCTION 

6.1.1. Following Step 1 of the Historic England settings guidance, Table 6-1 indicates which designated 

heritage assets within the study area have been scoped out of the assessment as their significance 

would not be affected at all by the Proposed Development, in terms of material changes to their 

setting and how the asset is understood and appreciated. This is based on the distance of the asset 

from the Site; the asset's location, scale and orientation, and the nature, extent and scale of 

intervening-built form, vegetation and topography between asset and the Site. 

6.1.2. The designated heritage assets were scoped out using professional judgement, and the results of 

the site visits, as well as by liaison with the Landscape team, utilisation of the ZTVs, and reference 

to Chapter 7: Landscape and Visual Assessment (Volume 1), Appendix 7.1: Technical 

Methodology: Photography, 3D Modelling, Accurate Visual Representations (Volume 3). 

Reference is also made to Chapter 9: Noise and Vibration (Volume 1), Appendix 9.2: 

Construction Noise and Vibration Assessment (Volume 3), Appendix 9.3: Construction and 

Operational Road Traffic Noise Assessment (Volume 3), Appendix 9.4: Operational Noise 

Assessment (Volume 3), and Appendix 9.5: Demonstration of Compliance with Operational 

Phase Noise Limits (Volume 3). 

Table 6-1 – Setting of Designated Assets: Assets Scoped Out 

Name/Description Rationale for Exclusion 

Kempston Conservation area 
and individual designated 
heritage assets located within 
its boundary: 

Number 110 and Adjoining 
Outbuildings Parallel to Water 
Lane (Grade II listed) NHLE 
1114183 

Numbers 116 and Parts of 118 
and 120 (Grade II listed) NHLE 
1114184 

114, High Street (Grade II listed) 
NHLE 1137212 

Parts of Numbers 118 and 120 
(Grade II listed) NHLE 1137216 

Russet Cottage (Grade II listed) 
NHLE 1312460 

The Barns (Grade II listed, A78) 
NHLE 1321577 

95 and 97, High Street (Grade II 
listed) NHLE 1114182 

Kempston Conservation Area is located approximately 1.35km to the 
northwest of the Lake Zone at its closest point. The conservation area 
includes part of the historic High Street in Kempston, bounded by the 
junction with Ridge Road, Cemetery Road and Eugster Road to the west 
and Wyatt Road to the east. 

The conservation area, and the individual designated heritage assets 
located within its boundary, are defined by their visual and historic 
relationships with each other and with the town itself. The conservation 
area and the individual assets are experienced by their relationships with 
the historic High Street, which is itself located within a wider inward 
looking urban streetscape, particularly noticeable on the site visit. Traffic 
impacts are prominent in the setting of both the conservation area and 
the individual heritage assets. Noise or lighting impacts from the 
Proposed Development are unlikely due to the surrounding built form. 

Views of the Proposed Development are unlikely, due to the surrounding 
urban townscape, while the primary relationships of the conservation 
area and those of the individual designated heritage assets would not be 
impacted by the Proposed Development. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 
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Name/Description Rationale for Exclusion 

King William IV Public House 
(Grade II listed) NHLE 1137193 

Individual designated heritage 
assets located at Kempston 
Church End: 

1-4, Church End (Grade II listed) 
NHLE 1114282 

The Old Vicarage (Grade II 
listed) NHLE 1321544 

The assets located at Kempston Church End form a group, centred on 
the Grade I listed Church of All Saints (which is scoped into the 
assessment), located 2.45km to the northwest of the Lake Zone of the 
Site. The assets are defined and experienced by their visual and historic 
relationships with each other and by their location on the historic Church 
End Road. The assets are relatively isolated from the majority of modern 
Kempston itself, giving them a semi-rural feeling, reinforced by the 
location of the River Great Ouse. However, traffic noise from the nearby 
A6 is also apparent in the assets’ setting. Noise or lighting impacts from 
the Proposed Development are unlikely due to distance and intervening 
built form. 

Views of the Proposed Development are unlikely, due to distance, the 
location of the A6 and the intervening urban townscape of Kempston, 
while the assets’ primary relationships would not be impacted by the 
Proposed Development.  

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Paved ford 400yds (366m) SE 
of Kempston Church (scheduled 
monument) NHLE 1005412 

The monument is located 2.1km to the northwest of the Lake Zone of the 
Site. It includes the buried remains of a Neolithic oval barrow situated 
within an arable field near the north bank of the River Great Ouse, 
approximately 60m to the east of Ranworth Walk, a footpath adjacent to 
a residential estate at the western end of Old Ford End Road. The asset 
is experienced by its immediate rural surroundings and by its 
relationship with the River Great Ouse. However, visual and noise 
impacts from the nearby A6 are prominent in the asset’s setting. 

Views of the Proposed Development are unlikely, due to distance, and 
the intervening urban townscape of Kempston, while the asset’s primary 
relationships would not be impacted by the Proposed Development. 
Noise or lighting impacts from the Proposed Development are also 
unlikely due to distance and intervening built form. 

The asset would not be affected by the Proposed Development, in terms 
of material changes to its setting and how the asset is understood and 
appreciated.  

Individual designated heritage 
assets on Cemetery Road: 

Walnut Tree Cottage (Grade II 
listed) NHLE 1114180 

Garden Walls, Piers, Gates and 
Railings at Kempston Bury 
(Grade II listed) NHLE 1321575 

Lodge to Kempston Bury (Grade 
II listed) NHLE 1321576 

The nearest asset, Walnut Tree Cottage on Cemetery Road is located 
1.85km to the northwest of the Lake Zone of the Site. 

The assets are defined by their visual and historic relationships with 
each other and the wider town. However, modern residential 
development is also prominent in the asset’s setting, with new residential 
dwellings characterising this part of Kempston. 

Views of the Proposed Development are unlikely, due to the surrounding 
urban townscape, while the assets’ primary relationships would not be 
impacted. Noise or lighting impacts from the Proposed Development are 
unlikely due to the surrounding built form. 
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Name/Description Rationale for Exclusion 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Individual designated heritage 
assets located towards the 
north and north-west of 
Kempston Conservation Area: 

31, Church Walk (Grade II 
listed) NHLE 1114181 

The Old Mill House (Grade II 
listed) NHLE 1137251 

The Manor (Grade II listed) 
NHLE 1114186 

St John's Homes (Grade II 
listed) NHLE 1114179 

The nearest asset in the north and northwest of Kempston Conservation 
Area is St John's Homes, located 1.35km to the north-west of the Lake 
Zone of the Site. 

The assets are defined by their relationships with each other and by 
those with the town and conservation area. They are experienced by 
their location in the wider streetscape. Traffic is also prominent in the 
assets’ setting. Noise or lighting impacts from the Proposed 
Development are unlikely due to the surrounding built form. 

Views of the Proposed Development are unlikely, due to the surrounding 
urban townscape, while the assets’ primary relationships would not be 
impacted.  

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Individual designated heritage 
assets located towards the 
north of Kempston town: 

Church of the Transfiguration 
(Grade II listed, A86) NHLE 
1321574 

Kempston Grange (Grade II 
listed, A87) NHLE 1137264 

Bedford Masonic Centre (Grade 
II listed, A88) NHLE 1375569 

Bedfordshire and Hertfordshire 
Regimental War Memorial 
(Grade II* listed, A89) NHLE 
1114178 

Administrative Block and 
Children's Ward (Grade II listed, 
A90) NHLE 1300787 

Entrance Gateway and Flanking 
Lodges to Former Britannia Iron 
Works (Grade II listed, A91) 
NHLE 1274908 

The nearest asset in the north of Kempston town is located 1.35km to 
the north of the Lake Zone of the Site. 

The assets are defined by their relationships with each other and by 
those with the wider town and conservation area. They are experienced 
by their location in the wider streetscape. Traffic is also prominent in the 
assets’ setting. Noise or lighting impacts from the Proposed 
Development are unlikely due to the surrounding built form. 

Views of the Proposed Development are unlikely, due to the surrounding 
urban townscape, while the assets’ primary relationships would not be 
impacted. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Individual designated heritage 
assets within Marston 
Moretaine: 

South Pillinge Farmhouse 
(Grade II listed) NHLE 1158024 

Stone Known as the Devil’s 
Toenail (Grade II listed) NHLE 
1157999 

The nearest asset within Marston Moretaine is Marston Moreteyne War 
Memorial, located 1.8km to the southwest of the West Gateway Zone of 
the site. South Pillinge Farmhouse is experienced by its own grounds 
and by the nearby railway line and stopping point at Millbrook Station. 
Views towards the site are dominated by Rookery South Energy 
Recovery Facility (ERF). Stone known as Devil’s Toenail is experienced 
by its immediate parkland, while 20th century residential development is 
apparent on Station Road. 



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences Page 38 of 118 

Name/Description Rationale for Exclusion 

Marston Moreteyne War 
Memorial (Grade II listed) NHLE 
1434741 

Old School House and Former 
School (Grade II listed) NHLE 
1157951 

Moat Farm moated enclosure 
and associated settlement 
earthworks (scheduled 
monument) NHLE 1010112 

Moat Farmhouse (Grade II 
listed) NHLE 1114050 

The remaining assets are experienced by their relationship with the 
village of Marston Moretaine and the individual heritage assets located 
within it. The centre of the village has an enclosed feel, which was 
apparent on the site visit, with narrow streets dominated by mixtures of 
residential dwellings – although the tranquillity of its side streets gives 
way to the busy Station Road. The scheduled and Grade II* listed assets 
at Moat Farm have a key visual and historic relationship with each other. 

Visual or lighting impacts are likely in views out from South Pillinge 
Farmhouse towards the Site, although views would be limited due to the 
presence of the power plant. Its relationship with its ancillary buildings 
and immediate grounds would not be impacted. Views would be possible 
out from the Stone known as Devils’ Toenail towards the Site, but these 
wider views do not contribute to the asset’s significance, which is 
primarily defined by its immediate parkland. The asset’s parkland setting 
would not be impacted. 

Visual, noise or lighting impacts to the remaining assets are unlikely and 
none of the assets’ primary relationships would be impacted. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Bedford Conservation Area 
and the Individual designated 
heritage assets located 
within: 

Sub-area 5: South Burh: 

9 and 11, Saint Mary’s Street 
(Grade II listed) NHLE 1114515 

Church of St Mary (Grade I 
listed) NHLE 1114516 

11, Cardington Road (Grade II 
listed) NHLE 1128997 

St. Mary’s house (Grade II* 
listed) NHLE 1128998 

Abbey Cottage (Grade II listed) 
NHLE 1128999 

46, Cardington Road (Grade II 
listed) NHLE 1129000 

House of north Side of Square 
(Grade II* listed) NHLE 1129024 

2-8, Cardington Road (Grade II 
listed) NHLE 1138085 

50, Cardington Road (Grade II 
listed) NHLE 1138093 

Kings Arms Hotel (Grade II 
listed) NHLE 1138330 

Sub-area 5: South Burh of the Bedford Conservation Area is located 
2.65km to the north of the Lake Zone of the Site and is the closest part 
of the conservation area to the Proposed Development. The sub-area is 
noted by Bedford BC as ‘one of the most historic areas of the 
Conservation Area. Its long history is reflected in the townscape which, 
away from the A6 road, is among the least formal of any within the 
conservation area.’ 

Its designated heritage assets include ‘outstanding buildings’ including 
the Grade I listed Church of St Mary, the Grade II* listed St Mary’s 
House and the Grade II* listed St John’s Hospital. 

Sub-area 1: St Paul’s Square is located 2.95km to the north of the Lake 
Zone of the Site. It is described as ‘at the heart of the economic and 
social life of the town since Saxon times.’ At its centre is the Grade I 
listed Church of St Paul, originally dating to the 15th century, with its 
spire rebuilt in 1868. 

Sub-area 4: Riverside is located 3.1km to the north of the Lake Zone of 
the Site. It is ‘dominated by the Castle mound, located within the 
landscaped remains of the Castle grounds.’ There is an ‘open aspect of 
the riverside, with significant views to the river, Town Bridge and St 
Mary’s church, as well as towards the mound from the Embankment.’ 
The sub-area is also characterised by the Grade II* listed Swan Inn and 
the scheduled and Grade II listed Bedford Bridge. 

The conservation area, and the individual designated heritage assets 
located within its boundary, are defined by their visual and historic 
relationships with each other and with the wider town itself and the busy 
urban streetscape. The sub-areas noted here also have an important 
relationship with the River Great Ouse. 

The scheduled and Grade II listed Bedford Bridge/Town Bridge over the 
River Great Ouse, provides a suitably impressive and historic route 
across the river. The bustle and surroundings of the wider town, 
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Name/Description Rationale for Exclusion 

Lea Cottage (Grade II listed) 
NHLE 1312003 

St John’s Hospital (Grade II* 
listed) NHLE 1321010 

26, Cauldwell Street (Grade II 
listed) NHLE 1321040 

Church of St John and 
associated boundary wall and 
gates (Grade I listed) NHLE 
1452846 

Sub-Area 1: St Paul’s Square: 

Bedford Shire Hall (Grade II* 
listed) NHLE 1114519 

7a St Paul’s Square and 
Cowper Building (Grade II listed) 
NHLE 1321438 

1 and 2 St Paul’s Square (Grade 
II listed) NHLE 1114518 

Church of St Paul (Grade I 
listed) NHLE 1321436 

Churchyard Gateways and 
Railings at St Paul’s Church 
(Grade II listed) NHLE 1114517 

Statue of John Howard (Grade I 
listed) NHLE 1321437 

Bedford Corn Exchange (Grade 
II listed) NHLE 1480129 

Town Hall (Grade II listed) 
NHLE 1114520 

Northern Extension (Civic 
Theatre) to Town Hall (Grade II 
listed) NHLE 1321439 

Sub-area 4 Riverside 

Bedford Bridge (scheduled 
monument) NHLE 1005399 

Town Bridge over River Great 
Ouse (Grade II listed) NHLE 
1138004 

Bedford Boer War Memorial 
(Grade II listed) NHLE 1420021 

The Swan Hotel (Grade II* 
listed) NHLE 1311924 

Railings at the Swan Hotel 
(Grade II listed) NHLE 1321006 

including noise and visual impacts from traffic, street lighting, lighting 
from buildings, is prominent in the settings of both the sub-areas of the 
conservation area and the individual heritage assets located within them, 
and contrasts with the overall historic townscape. 

Limited views of the Proposed Development may be possible, especially 
from the sub-areas located nearest to the Site, for example. However, 
these visual impacts would not be intrusive, due to the current built form, 
noise, and lighting, associated with the surrounding urban townscape, 
which were all readily apparent on the site visit. The assets’ primary 
relationships would not be impacted. Views of the Proposed 
Development are likely from the approach to and from the conservation 
area, but the surrounding dense streetscape and busy road networks, 
means that these views would not be intrusive and would not change the 
setting of the conservation area, or the setting of individual heritage 
assets located within its boundary. 

The primary relationships of the scheduled and Grade II listed Bedford 
Bridge, its views east and west across to the River Great Ouse, and to 
assets either side of the river would not be impacted, while modern 
development is already apparent in its immediate setting, to the west of 
the asset. This modern development is also apparent in the setting of 
other assets within these sub-areas, while modern development and 
busy roads characterise the approach to the conservation area from the 
south. 

Further north into the conservation area, away from these specific sub-
areas, any impacts from the Proposed Development are unlikely, with 
individual assets and the conservation area characterised by urban 
street patterns and traffic impacts. The distance from the Site and 
intervening built form means any noise or visual impacts are unlikely. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 
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Bedford Castle motte and bailey 
(scheduled monument) NHLE 
1010366 

The Bedford Gallery (Grade II 
listed) NHLE 1129001 

Medieval lime kiln off Castle 
Lane (scheduled monument) 
NHLE 1005394 

Rest of the conservation area: 

Harpur Suite (Grade II* listed) 
NHLE 1129009 

Harpur Centre (Grade II* listed) 
NHLE 1138232 

Remains of the George Inn 
(scheduled monument) NHLE 
1004674 

Church of St Peter (Grade I 
listed) NHLE 1146340 

Bedford School Chapel (Grade 
II* listed) NHLE 1321037 

Bedford Park (Grade II 
registered park and garden) 
NHLE 1001331 

Bedford Cemetery (Grade II 
registered park and garden) 
NHLE 1001332 

69 more Grade II listed buildings 
(ref: NHLE)  

Mowsbury Hill: slight univallate 
hillfort and medieval moated site 
(scheduled monument) NHLE 
1015588 

The Scheduled Monument is located 6.9km north of the Lake Zone of 
the Site (note: the asset is located beyond the 5km study area but 
included in this table and the figures for reference at the request of 
heritage stakeholders). The asset is to the north-east of Bedford. It 
occupies an elevated position, with its setting defined by its location, the 
surrounding rural landscape, the immediate wooded areas, and the town 
of Bedford and other settlements. 

The Proposed Development would be visible from the asset in long 
views towards the Site, both during daytime and nighttime. These views 
would also include the existing urban sprawl of Bedford, other 
settlements, and the later industrial developments, which do not 
contribute to the asset’s significance. 

The Proposed Development would not impact on the asset’s primary 
relationships, while any substantial lighting or noise impacts are unlikely. 
due to the distance and intervening built form. 

The asset would not be affected by the Proposed Development, in terms 
of material changes to its setting and how the asset is currently 
understood and experienced. 
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Site of Newnham Priory 
(scheduled monument) NHLE 
1005391 

Located to either side of a dismantled railway, the scheduled monument 
is located 3.6km to the northeast of the Lake Zone of the Site. To the 
south of the railway line, the asset is characterised by Priory Marina. The 
distance from the Site and intervening built form means that any limited 
views of the Proposed Development would not be intrusive and would 
not impact the way in which the assets are experienced. 

The Proposed Development would not impact on the asset’s primary 
relationships, while any lighting or noise impacts are unlikely. 

The asset would not be affected by the Proposed Development, in terms 
of material changes to its setting and how the asset is understood and 
appreciated. 

Individual assets located in 
Kingsbrook: 

The Barns (Grade II listed) 
NHLE 1321039 

Barn at Right Angles to the Barn 
Facing Drive and Garden 
(Grade II listed) NHLE 1311980 

The nearest asset within Kingsbrook is Barn at Right Angles to the Barn 
Facing Drive and Garden, located 3.9km to the northeast of the Lake 
Zone of the Site. The assets are experienced by their location on the 
eastern edge of Bedford on Cardington Road and by their relationship 
with each other. Visual and noise impacts from traffic are prominent in 
the assets’ setting. 

Views towards the Site are distant and shielded by hedges to the 
southern side of Cardington Road. Any limited views of the Proposed 
Development would not be intrusive and would not change how the 
assets are currently experienced. 

The Proposed Development would not impact on the assets’ primary 
relationships, while any lighting or noise impacts are unlikely. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Individual assets located on 
High Street in the Elstow 
Conservation Area: 

173, High Street (Grade II listed) 
NHLE 1200371 

172 High Street (Grade II listed) 
NHLE 1114170 

St Helena (Grade II listed, A119) 
NHLE 1321611 

170 and 171, High Street 
(Grade II listed) NHLE 1136918 

War Memorial at Elstow Lower 
School (Grade II listed) 
NHLE1390600 

Elstow Lower School (Grade II 
listed) NHLE 1390599 

The nearest asset on High Street in the Elstow Conservation Area is No. 
173, High Street, located 1.2km to the northwest of the Lake Zone of the 
Site. 

The assets are located in the northern section of the Elstow 
Conservation Area. They are experienced by their location on the narrow 
and tranquil High Street. The road has an enclosed feel with residential 
dwellings to both sides, despite the nearby presence of the roundabout 
with the A5134 and Abbey Fields with West End. 

Although intermittent views of the Proposed Development will be 
possible from south of the conservation area and from High Street within 
the conservation area itself, to the south of these assets, this would not 
impact this group on High Street, which retain an almost separate 
presence to the rest of the conservation area. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Cardington Conservation 
Area and individual heritage 
assets located within its 
boundary: 

Cardington Conservation Area is located 4.65km to the northeast of the 
Lake Zone at its closest point. 
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Howard’s House (Grade II* 
listed) NHLE 1114147 

Garden to Howard’s House 
(Grade II registered park and 
garden) NHLE 1431093 

Statue in Garden of Howard’s 
House (Grade II listed) NHLE 
1114148 

Monument in Garden of 
Howard’s House (Grade II 
listed) NHLE 1321597 

326, Church Lane (Grade II 
listed) NHLE 1136512 

325, Church Lane (Grade II 
listed) NHLE 1321596 

Parish Church of St Mary the 
Virgin (Grade II listed) NHLE 
1114144 

Observatory in Grounds of 
Howard’s House (Grade II 
listed) NHLE 1114149 

Trinity House (Grade II listed) 
NHLE 1114145 

Stables to Trinity House (Grade 
II listed) NHLE 1114146 

323 and 324, Church Lane 
(Grade II listed) NHLE 1312792 

The Cottage Whitbread 
Almshouses (Grade II listed) 
NHLE 1312724 

Whitbread Almshouses (Grade 
II listed) NHLE 1321600 

K6 Telephone Kiosk to south 
west of Whitbread Almshouses 
(Grade II listed) NHLE 1114207 

319, The Green (Grade II listed) 
NHLE 1114151 

The King’s Arms Public House 
(Grade II listed) NHLE 1136557 

316, 317 and 318, Cople Road 
(Grade II listed) NHLE 1114150 

314 and 315, Cople Road 
(Grade II listed) NHLE 1312743 

270 and 271, Bedford Road 
(Grade II listed) NHLE 1114138 

The conservation area and the individual designated heritage assets 
located within its boundary are defined and experienced by their 
relationships with each other and by the surrounding landscape. The 
village has retained its rural character, despite the regular traffic that 
travels along Southill Road. The open views apparent for much of 
Southill Road, south of Cardington, are dominated by the two Grade II* 
listed RAF hangars, which gives way to a narrow and enclosed urban 
settlement in the village itself. The assets which comprise Howard’s 
House are one of the key groups within the conservation area, along 
with the parish church. 

Views of the Proposed Development are likely in views out from Southill 
Road but would not be intrusive and limited within the village itself. Noise 
and lighting impacts are unlikely, due to the distance of the assets from 
the Site. The assets’ primary relationships would not be impacted. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 
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R101 Monument in Cardington 
Cemetery (Grade II listed) NHLE 
1321595 

Cardington War Memorial 
(Grade II listed) NHLE 1441321 

272, 273 and 274, Bedford 
Road (Grade II listed) NHLE 
1114139 

Malting Farmhouse and No. 
275, Bedford Road (Grade II 
listed) NHLE 1114140 

Barn to Rear of Malting 
Farmhouse (Grade II listed) 
NHLE 1114141 

Pleasant Place (Grade II listed) 
NHLE 1114142 

276, The Green (Grade II listed) 
NHLE 1312748 

280, 281 and 282, The Green 
(Grade II listed) NHLE 1321599 

279, Southill Road (Grade II 
listed) NHLE 1114152 

Parish Cottage Parish Hall 
(Grade II listed) NHLE 1136594 

Assets in Cardington outside 
of the conservation area: 

Cardington Bridge (Grade II 
listed) NHLE 1136418 

Settlement site N of Chapel End 
Farm (scheduled monument) 
NHLE 1136418 

Methodist Chapel (Grade II 
listed) NHLE 1136418 

298, Cople Road (Grade II 
listed) NHLE 1136418 

Site discovered by aerial 
photography S of village 
(scheduled monument) NHLE 
1136418 

Cardington Railway Station 
(Grade II listed) NHLE 1136418 

The nearest asset in Cardington outside of the conservation area, is 
Cardington Railway Station located 4.4km to the northwest of the Lake 
Zone of the Site. 

The remaining assets in Cardington are defined by their relationships 
with the conservation area and with each other. As with the rest of the 
village, these assets are experienced in a wider rural landscape, 
although modern residential development has impacted these assets as 
well, for example the Grade II listed Methodist Chapel. The station 
building is experienced by its relationship to the site of the railway, 
although its immediate setting is also dominated by developments at 
Shortstown. 

Views of the Proposed Development are likely to be limited or blocked 
by intervening built form, distance, and intervening vegetation, which 
means it would not be intrusive and would not change how the assets 
are currently experienced. Noise impacts are unlikely due to the distance 
of the assets from the Site. Lighting impacts are also unlikely due to 
intervening built form. The assets’ primary relationships would not be 
impacted. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 
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Assets located within the 
Biddenham Conservation 
Area: 

Parish Church of St James 
(Grade I listed) NHLE 1158130 

The Old Granary (Grade II 
listed) NHLE 1114209 

55, Church End (Grade II listed) 
NHLE 1114208 

39 and 41, Church End (Grade 
II listed) NHLE 1114210 

The White Cottage (Grade II 
listed) NHLE 1311634 

Walnut Cottage (Grade II listed) 
NHLE 1158199 

Manor Farmhouse (Grade II 
listed) NHLE 1158140 

3, Gold Lane (Grade II listed) 
NHLE 1114211 

The Old Vicarage (Grade II 
listed) NHLE 1114215 

 48 and 50, Main Road (Grade II 
listed) NHLE 1158159 

Three Tuns Public House 
(Grade II listed) NHLE 1311616 

55, Main Road (Grade II listed) 
NHLE 1321589 

49-53, Main Road (Grade II 
listed) NHLE 1158178 

20-28, Main Road (Grade II 
listed) NHLE 1114212 

37-41, Main Road (Grade II 
listed) NHLE 1114214 

35, Main Road (Grade II listed) 
NHLE 1311607 

Grove Farmhouse (Grade II 
listed) NHLE 1158150 

23, Main Road (Grade II listed) 
NHLE 1321588 

19, Main Road (Grade II listed) 
NHLE 1311603 

11, Main Road (Grade II listed) 
NHLE 1114213 

The Grade I listed Parish Church of St James, and the nearest assets 
located within the Biddenham Conservation Area are located 4.1km and 
3.45km to the northwest of the Lake Zone of the Site respectively. The 
assets are defined by their relationships with each other and by those 
with the wider village and conservation area. They are also experienced 
by their location in the wider streetscape. The assets have retained a 
tranquil setting, although modern residential development has impacted 
the assets’ historic setting. 

The distance from the Site means that any limited views of the Proposed 
Development would not be intrusive and would not change how the 
assets are currently experienced. It would not impact the overall 
streetscape in which the assets are experienced, although long views 
out towards the Site from Biddenham Turn is likely to impact assets on 
that road and the approach to the wider conservation area (which are 
scoped into the assessment). The Proposed Development would not 
impact the individual assets’ primary relationships, while any noise 
impacts are unlikely to the distance of the assets from the Site. 

Taken overall, the assets would not be affected by the Proposed 
Development, in terms of material changes to their setting and how the 
assets are understood and appreciated. 
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Assets in Biddenham, outside 
of the conservation area: 

White Cottage (Grade II listed) 
NHLE 1432299 

66, Bromham Road (Grade II 
listed) NHLE 1158118 

Located 3.75m to the northwest of the Lake Zone of the Site, White 
Cottage is on a private and secluded road, Days Lane, within the heart 
of Biddenham. The asset is also defined by its relationship with the wider 
village and with other assets located within Biddenham. Views out 
towards the Site are characterised by intervening built development. 
Noise or lighting impacts are unlikely. 

Located 4.35m to the northwest of the Lake Zone of the Site, 66 
Bromham Road is adjacent to the A4280 (Bromham Road) and to the 
east of the interchange with the A6 Great Ouse Road. The asset’s 
setting is defined by the busy A4280 road and by the nearby roundabout 
with the A6, and visual and noise impacts from traffic is intrusive in the 
asset’s setting. Modern residential development is also apparent in its 
setting. Distance and intervening built form mean that visual or noise 
impacts are unlikely. 

Taken overall, the assets would not be affected by the Proposed 
Development, in terms of material changes to their setting and how the 
assets are understood and appreciated. 

Assets in Bromham: 

Bromham Mill (Grade II listed) 
NHLE 1114232 

Barn at Bromham Mill (Grade II 
listed) NHLE 1158901 

The Old Smithy (Grade II 
listed) NHLE 1114233 

The nearest asset in Bromham, The Old Smithy, is located 4.95km to 
the northwest of the Lake Zone of the Site. The assets are defined and 
experienced by their location off the main Bromham Road/Bridge End 
and by their visual and historic relationships with each other and to the 
scheduled Bromham Bridge. The assets at Bromham Mill have a key 
relationship with the River Great Ouse. 

Distance from the Site and intervening built form and vegetation means 
that visual impacts are unlikely. The assets’ primary relationships would 
not be impacted, while noise or lighting impacts are unlikely.  

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Assets in Box End: 

The Owl’s Nest (Grade II listed) 
NHLE 1114280 

Orchardside (Grade II listed) 
NHLE 1159576 

Located 3.8km and 3.75km to the northwest of the Lake Zone of the 
Site, the two assets are defined and experienced by their key visual and 
historic relationship with each other, as well as with other assets in Box 
End. The assets’ immediate setting is also defined by modern residential 
development, while the wider surrounding rural landscape also 
contributes to significance. 

The Proposed Development would not impact any of the assets’ primary 
relationships, while visual or noise impacts are unlikely due to the 
distance and intervening vegetation and built form.  

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

The Poplars (Grade II listed) 
NHLE 1114046 

Located off Lombard Street in Lidlington, 4.3km to the southeast of the 
West Gateway Zone of the Site, the asset is defined by its location and 
relationship with other designated heritage assets in the village. 
However, its setting is primarily defined by modern residential 
development which now surrounds the asset. 
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Visual and noise impacts from the Proposed Development are unlikely 
due to intervening distance and built form. The asset’s relationships 
would not be impacted. 

The asset would not be affected by the Proposed Development, in terms 
of material changes to its setting and how the asset is understood and 
appreciated. 

Assets connected to 
Houghton House in Ampthill: 

Lodge Piece (Gardener’s 
House) at Houghton House 
(Grade II listed) NHLE 1114418 

Garden Wall to Houghton House 
(Grade II listed) NHLE 1114417 

 

Located 4.4km and 4.5km to the south of the Core Zone of the Site, in 
Ampthill, the late 18th century cottage and 17th century wall are ancillary 
parts of the former Houghton House estate. The two assets form a group 
and are defined by their visual and historic relationship with each other 
and with the scheduled and Grade I listed ruins of Houghton House. The 
assets are located at the end of a tranquil road, Gas House Lane, and 
the surrounding rural landscape contributes to the assets’ significance. 

Intervening vegetation means that the Proposed Development would not 
be visible in views out from the assets towards the Site, while distance 
means that noise impacts are unlikely. Despite the impacts to the ruins 
of Houghton House, the assets’ relationship to the former main house 
would not be impacted by the Proposed Development. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Assets in Ampthill: 

Holly Walk Cottage (Grade II 
listed) NHLE 1114426 

52-64, Bedford Street (Grade II 
listed) NHLE 1114426 

46-50 Bedford Street, Grade II 
listed) NHLE 1114426 

44, Bedford Street (Grade II 
listed) NHLE 1114426 

Icehouse in the Grounds of 
Avenue House, 20 Church 
Street (Grade II listed) NHLE 
1114426 

Summerhouse in Garden of 
Number 20 (Grade II listed) 
NHLE 1114426 

The nearest asset in Ampthill is Holly Walk Cottage, which is located 
4.6km to the south of the Core Zone of the Site. 

The assets are defined and experienced by their relationship with 
Ampthill Park, with the Ampthill Conservation Area and with the multiple 
heritage assets located within the town and the park itself. The park 
dominates views to the west of Bedford Road, as was apparent on the 
site visit, while 44, 46-50, and 52-64, Bedford Road, were built for the 
Bedford Estate and are particularly defined by their relationships with 
other assets connected to the wider estates of the Dukes of Bedford. 
The assets in 20 Church Street are also defined by their relationship with 
each other and to their own grounds. Traffic impacts are prominent in 
the assets’ setting. 

Views of the Site would be blocked by intervening vegetation while noise 
or lighting impacts are unlikely due to distance. The assets’ primary 
relationships would not be impacted by the Proposed Development. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Assets in Houghton 
Conquest: 

Long Barrow 350m southeast of 
Bury Farm (scheduled 
monument) NHLE 1012317 

Bowl Barrow 500m southeast of 
Bury Farm (scheduled 
monument) NHLE 1012318 

Located 3.9km and 4.1km to the southeast of the Core Zone of the Site, 
the assets are defined by their relationship with each other and by their 
location in King’s Wood, to the south of Houghton Conquest. 

The assets’ primary relationships would not be impacted by the 
Proposed Development. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 
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Assets in Haynes West End: 

Cherry Tree Cottage Orchard 
Cottage (Grade II listed) NHLE 
1113756 

Quince Cottage (Grade II listed) 
NHLE 1113757 

Located 5.2km and 4.6km to the southeast of the Core Zone of the Site, 
the assets are defined by their location on West End, off a small road 
defined by tall vegetation and intermittent residential development. 

Distant views of the Proposed Development from the asset may be 
possible but would not be intrusive due to the significant distance, 
intervening vegetation, and existing built form. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Assets in Harrowden: 

Manor Farmhouse (Grade II 
listed) NHLE 1114161 

251, Old Harrowden Road 
(Grade II listed) NHLE 1114162 

253 and 254, Old Harrowden 
Road (Grade II listed) NHLE 
1136741 

255, 256 and 257, Old 
Harrowden Road (Grade II 
listed) NHLE 1114163 

258 Old Harrowden Road 
(Grade II listed) NHLE 1114164 

The nearest asset in Harrowden, No. 258 Old Harrowden Road is 
located 3.1km to the northeast of the Lake Zone of the Site. 

The assets are located away from the main town. Manor Farmhouse is 
located off a private road, while the remaining assets are located on Old 
Harrowden Road. 

The assets are defined by their relationships with each other, particularly 
so in the case of the assets on Old Harrowden Road, while Manor 
Farmhouse is also defined by a series of ancillary structures. 

Views of the Site may be possible from the grounds of Manor 
Farmhouse, although its principal and rear elevations do not face 
towards the Proposed Development, while its surrounding rural 
landscape would not be impacted. Views of the Site are less likely from 
Old Harrowden Road. Any views of the Site would not be intrusive. The 
assets’ primary relationships would not be impacted. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Rural assets in Cranfield: 

Moated site at Astwood Road, 
200m east of Boxhedge Farm 
(scheduled monument) NHLE 
1009594 

Moated site at Ivy Hall 
(scheduled monument) NHLE 
1009592 

Boxhedge House (Grade II 
listed) NHLE 1321675 

Thatch Cottage (Grade II listed) 
NHLE 1321676 

Chicheley Manor (Grade II 
listed) NHLE 1114027 

The nearest rural asset in Cranfield is located 4.4km to the west of the 
West Gateway Zone of the Site. The assets are defined by their rural 
location and wider surrounding landscape. Boxhedge House is also 
defined by its ancillary buildings and relationship with the two scheduled 
monuments. Thatch Cottage is located on a narrow road and is 
surrounded by thick hedges. Chicheley Manor is also defined by its 
ancillary structures, and while long views of the Proposed Development 
may be possible from this asset and from Boxhedge House, distance 
and intervening vegetation means it would not be intrusive and would 
not change how the assets are currently experienced. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

Assets in Cranfield: 

Belmont House (Grade II listed) 
NHLE 1114033 

The nearest asset in Cranfield is Hartwell Farmhouse, which is located 
4.9km to the southwest of the West Gateway Zone of the Site. The 
assets are experienced as components of Cranfield and are defined not 
just by their relationships with each other and with assets within the 
wider town, but also by the surrounding urban environment, modern 
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Cranfield Primary School and 
Schoolhouse (Grade II listed) 
NHLE 1114028 

34, Court Road (Grade II listed) 
NHLE 1114030 

Hartwell Farmhouse (Grade II 
listed) NHLE 1321677 

residential and university development, and by Cranfield Airport. This is 
also the case for assets in Cranfield located beyond the 5km study area. 

Views of the Site, or any noise or lighting impacts, would be limited or 
unlikely due to distance, intervening built form and vegetation. 

The assets would not be affected by the Proposed Development, in 
terms of material changes to their setting and how the assets are 
understood and appreciated. 

6.2 ABOVE GROUND HERITAGE ASSETS WITHIN THE SITE 

HISTORIC LANDSCAPE 

6.2.1. The historic landscape of the Site and its surrounding area is of low significance. As detailed in 

Section 4.6, within the Site, only one long curvilinear field boundary, marked by a hedgerow (see 

Section 6.2.2), likely dates to the medieval period and is considered an ancient enclosure. The other 

enclosures within the Site are early 19th century, established by Act of Parliament, with most field 

boundaries removed. This removal has led to a significant loss of historic landscape's integrity. 

6.2.2. However, the enclosures of Kempston, Wootton, and Elstow, located within 500m of the Site, shows 

the transition from open fields to structured boundaries, characterised by hedgerows and drainage 

features that reflect historical agricultural practices and estate management. Additionally, the 

remains of medieval ridge and furrow cultivation demonstrate continuity in land use, enhancing the 

area's historical and cultural significance. This landscape also provides the setting for several 

designated heritage assets, including the Kempston Hardwick Moated Site (A2), which is adjacent to 

the Site. It offers essential context for understanding these heritage assets within the study area and 

beyond. 

HISTORIC HEDGEROW 

6.2.3. Within the Core Zone there are several field boundaries shown on earliest map consulted 

comprising early 19th century enclosure maps. One of these field boundaries, a long curvilinear field 

boundary that bisects the Core Zone from southeast to northwest (Figure 2g: Historic 

environment features map showing ridge and furrow cultivation identified from National 

Mapping Program and historic hedgerow) which forms the parish boundary between the historic 

parishes of Kempston and Wootton. It is likely an ancient boundary that may date from medieval 

times. It is currently defined by a mature hedgerow. As such the hedgerow boundary would qualify 

as 'important' historically under the Hedgerow Regulations of 1997 as it marks a boundary between 

parishes existing before 1850 (and likely of medieval origin). Permission would be required from the 

Local Planning Authority to remove or breach this hedgerow. Whilst not formally designated, it is a 

protected heritage asset under the Regulations and is of medium significance. Setting makes a 

high contribution to the asset’s significance. 
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RAILWAY INFRASTRUCTURE 

Bedford Road underpass (A1ak) and Henmans underpass (A1al), Harwick overbridge, (A1am) 

6.2.4. Midland Main Railway Line underbridges: SPC1/176 Bedford Road underpass for the B530 road 

(A1ak) and SPC1/177 Henmans Underpass for pedestrians (A1al), as well as Hardwick overbridge, 

SPC1/178 (A1am), are located in the East Gateway Zone. The railway line was initially established 

in 1868, extending on the eastern side of the Site to connect London St Pancras and Bedford. The 

line has undergone several phases of redevelopment over the years, most notably in the early 

1980s when it was electrified with an overhead line system, which was completed in 1983 (Leleux, 

1976). Subsequent modernisation included enhancements under British Rail and further 

developments in 2013. These works included the replacement of a number of level crossings with 

bridges, minor resignalling and track expansion. These assets are shown on earliest historic 

Ordnance Survey 1st edition 6”: mile map of 1882 onwards (Figure 20 - 24).  

6.2.5. The surviving assets, despite undergoing several phases of redevelopment and expansion, retain 

historic interest as three extant bridges associated with the London St Pancras and Bedford line of 

the Midland Railway, dating to the 1860s. These bridges reflect the legacy of the Midland Railway, 

which was one of the largest railway companies in Britain during the early-20th century. Although 

extant, they have undergone substantial physical modifications to accommodate expansion and 

maintenance requirements during the late-20th and 21st centuries. Readily available information on 

the extent of these changes is limited. Originating from the consolidation phase of railway 

construction in England, these assets have some group value. As non-designated assets, each is of 

low significance. 

6.2.6. The setting of these railway bridges is principally defined by its historical and functional association 

with the Midland Main Railway Line. The assets are situated within a mixed-use environment 

characterised by majorly open landscape interspersed with industrial and residential elements. The 

surrounding area includes gravel pits, clusters of industrial facilities such as the Rookery South ERF, 

concrete and asphalt plants, and warehouses along with small residential areas of Kempston 

Hardwick which are all part of the assets’ setting. This combination of features informs how the 

assets are experienced, reflecting both the industrial nature of the locality and its evolving context. 

Taken overall, setting makes a medium contribution to the assets’ significance. 

OTHER HERITAGE ASSETS 

6.2.7. There are no statutorily designated heritage assets (such as listed buildings, scheduled monuments, 

and conservation areas) and no other non-designated above ground heritage assets within the Site. 

The demolished remains of the former 20th century brickworks in the Lake Zone (i.e. areas of 

concrete foundation and hardstanding) are discussed in the section on buried heritage. 

6.3 SELECTED ABOVE GROUND HERITAGE ASSETS BEYOND THE SITE 

WHERE SIGNIFICANT IMPACTS TO SETTING ARE IDENTIFIED 

6.3.1. The following section provides a description of selected above ground heritage assets and their 

heritage significance, including how setting contributes to significance. Only those heritage assets 

that are predicted to experience an adverse effect higher than minor adverse (not significant) in the 

ES are included here. All other assets that were scoped in but are predicted minor adverse effects, 

of which there are a substantive number, are discussed in Annex 2. 
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KEMPSTON HARDWICK MOATED SITE (A2) 

6.3.2. The scheduled Kempston Hardwick moated site, located on Manor Road, was designated in 1990 

(NHLE ref: 1012312) (Historic England, 2024). The asset is located adjacent to the Site between the 

Lake Zone and East Gateway Zone. The asset includes the remains of a medieval moated 

enclosure, which is rectangular in shape and measures 80m by 70m, including the 9m wide 

waterlogged surrounding moat. On the southern side of the moated site, the remains of a stone-

faced ‘rustic’ entrance causeway can be seen, considered to be a later post-medieval landscaped 

feature constructed on the site of an earlier entrance causeway. The interior of the moated island is 

flat with no upstanding remains of buildings or features, apart from the concrete shell of a Second 

World War air raid shelter (excluded from the scheduling, although the ground beneath the shelter is 

included) and the remains of a modern fence line.  

6.3.3. The asset has high archaeological and historic interest as a notable medieval Bedfordshire moated 

site. The asset probably marks the site of the manor-house held by Richard Boughton in 1456 that 

existed until the 16th century. It also includes post medieval landscape features indicating the site 

was reused for military defence during the Second World War. The interior of the moat is 

substantially undisturbed and the waterlogged moat of which provides conditions suitable for the 

survival of organic remains. As a scheduled monument, it is a heritage asset of high significance. 

6.3.4. The asset is defined and experienced by its relationship with the hamlet of Kempston Hardwick, by 

its relationship with the wider area’s surrounding archaeology, notably with other moated sites, as 

well as by its location off Manor Road and its relationship with the surrounding industrial and rural 

landscape. Traffic impacts, including regular lorry traffic, from Manor Road, are prominent in the 

asset’s setting. The Marston Vale Railway Line is also prominent in the asset’s wider setting. Taken 

overall, setting makes a medium contribution to significance. 

ASSETS IN AMPTHILL 

Houghton House: A 17th-century mansion and associated courtyard and formal garden 

remains (A7) and review of Houghton House, Houghton Park (A112) 

6.3.5. Houghton House is located on a prominent position on the Greensand Ridge. It is located 3.9km to 

the southeast of the Core Zone of the Site. The monument includes the ruined remains of an early-

17th century house (which was partly demolished in the late-18th century), the principal carriageway 

to the south, and part of the surrounding terrace which is considered to retain evidence of 

contemporary formal courtyards and gardens (Historic England, 2024) (Plate 1). 

https://en.wikipedia.org/wiki/Marston_Vale_Line
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Plate 1: Southeast facing elevation of the Ruins of Houghton House.

6.3.6. Described by Pevsner as ‘a mysterious building’, construction of the house began in about 1615, for

the Dowager Countess of Pembroke. After her death, the house passed to the Bruce family, until it 

was purchased in 1738 by the fourth Duke of Bedford. The house was later occupied by John 

Fitzpatrick, second Earl of Upper Ossory (1745-1818), who also resided at Park House. The house 

was ‘finally dismantled’ by the fifth Duke of Bedford in 1794 (Pevsner, 2002).

6.3.7. Houghton House is constructed of brick with stone dressings, built ‘to a normal Jacobean type’

(ibid). The house featured four corner turrets, two of which remain to the second storey. Unusual for

its time, these turrets once had concave pyramidal roofs. The main entrance, now partially intact, is 

within a tower on the south elevation. The main approach to the house was from the south; a plan of 

1733 shows an avenue of trees flanking the carriageway, and also the layout of rectangular formal 

gardens and courtyards surrounding the house (Historic England, 2024).

6.3.8. In 1430, the manor passed to Sir John Cornwall (later Lord Fanhope) of Ampthill Castle, although 

part of the estate was retained by Alianor de St Amand, widow of the previous owner, until her death

in 1467; it has been suggested that Alianor's residence stood on the site of Houghton House. 

Ampthill Park later passed to the crown and became a royal hunting park. In 1606, James I visited 

the area and commissioned the architect John Thorpe to draw up plans for the reconstruction of 

Ampthill Castle. This project was abandoned, and it is thought that the architect was subsequently 

re-directed to design Houghton House (Historic England, 2024). The asset was scheduled in 1981 

(NHLE ref: 1013522) as Houghton House: a 17th century mansion and associated courtyard and 

formal garden remains. The asset is also listed at Grade I, first designated in 1972 (NHLE ref: 

1321465) and listed as Ruins of Houghton House, Houghton Park (Historic England, 2024). 
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6.3.9. The asset has high archaeological, architectural and historic interest as it illustrates late-16th and 

early-17th-century design by the renowned architect John Thorpe (c.1565-c.1655), regarded as 

introducing Palladian architecture to England. It stands as an early example of Palladian architecture 

in the country and includes the first known use of rubbed brickwork. It therefore represents an 

important transitional period between Elizabethan and Jacobean architecture. Its historic interest is 

increased by its connection to notable individuals and families, including: Mary, Dowager Countess 

of Pembroke (1561-1621), author and sister of the poet Sir Philip Sidney, to the second Earl of 

Upper Ossory, who made a significant contribution to Ampthill, and to the Russell Dukes of Bedford. 

Houghton House is popularly believed to have inspired John Bunyan's ’House Beautiful’ in The 

Pilgrim’s Progress (1678), due to its grand proportions and commanding location. The long views of 

Marston Vale from the asset make a high contribution to its significance. As a scheduled monument 

and Grade I listed building, it is a heritage asset of high significance. 

6.3.10. Located on the high ground of the Greensand Ridge, the asset is defined and experienced by the 

wide and sweeping views north and northwest across the Marston Vale, the house aligned north-

west to southeast to take advantage of the natural topography: the house is described on the 

English Heritage website as ‘commanding magnificent views’ (Plate 2) (English Heritage, 2025). 

Although peripheral views include Rookery South ERF to the north-west, the plant and chimney 

(approximately 105m tall (above ground level)), designed with a red brick façade facing Ampthill to 

echo the former Stewartby brickworks, does not dominate views out from the asset. Similarly, the 

single wind turbine does not dominate views out from the asset in the context of the wider 

landscape. 

 

Plate 2: View looking northwest Across the Marston Vale from Houghton House. 

6.3.11. Urban settlements and distribution warehouses are also apparent in views out from the asset, but it

is the surrounding rural landscape which draws the eye. The long views out across the valley are 

apparent from the approaches to Houghton Park Farm (Plate 3). When approaching the house from 

its formal driveway, the ruins allow for a view through the former main entrance straight out to the



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences Page 53 of 118 

Marston Vale – a view which is maintained inside the ruins of the house itself. Although the valley 

itself is characterised by areas of modern development, the ruins of Houghton House has 

maintained its overall rural character, and nearby residential developments have not impacted this 

aspect of the asset’s setting. 

6.3.12. The asset is also defined by its relationship with the scheduled Ampthill Castle, and with the Grade 

II* listed Park House – in the case of Park House connected by the Russell Dukes of Bedford, and 

the second Earl of Upper Ossory, as well as to Houghton Park Farm and particularly to the wider 

Russell estates, including Woburn Abbey. There are also assets connected to the house, located on 

Gas House Lane. These are the Grade II listed Lodge Piece (Gardener’s House) at Houghton 

House (NHLE ref: 1114418) and the Grade II listed Garden Wall to Houghton House (NHLE ref: 

1114417). Taken overall, setting makes a high contribution to significance. 

 

Plate 3: View of the Marston Vale, seen from the Approach Road to Houghton Park Farm; 

looking northwest. 

Ampthill Castle: a medieval magnate’s residence (A8) 

6.3.13. The scheduled monument includes the remains of a 15th century palace, known as Ampthill Castle, 

which is situated at the top of the north-facing scarp of the Greensand Ridge. It is located 4.75km to 

the south of the Core Zone of the Site and was scheduled in 1992 (NHLE ref: 1009630) (Historic 

England, 2024). The approximate site of the palace is marked by the Grade II listed Katherine's 

Cross (A117), erected in the 1770s to commemorate Katherine of Aragon who lived at the palace in 

the 1530s, following her divorce from Henry VIII. The asset is located within the Grade II Ampthill 

Park Registered Park and Garden and the Ampthill Conservation Area (Historic England, 2024). 
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6.3.14. Although no walls remain standing, a detailed 1534 survey provides insights into the layout of the 

palace precinct. The main precinct featured four wings surrounding a rectangular inner court, with a 

gatehouse on the east wing, and kitchens and a great hall on the north. The palace's remains can 

be traced on the ground, with a rectangular platform marking the Inner Court, on which stands the 

Grade II listed Katherine's Cross. A terrace accommodated the well-house court, and the Base 

Court's eastern edge ran west of the platform. The scarp's slope suggests terracing, possibly for 

consolidation and aesthetic purposes (Colvin, 1963). Built in the early 1400s for Sir John Cornwall, 

later Lord Fanhope, the palace was intended as a fitting residence for his royal spouse, Elizabeth, 

sister of Henry IV. In 1524, the house passed to Henry VIII, who retained it until 1533. The buildings 

had fallen into decay by 1555 and were demolished in 1649. The scheduled monument is located 

within the Grade II Ampthill Park Registered Park and Garden (A9) and the Ampthill Conservation 

Area (A14). It was scheduled in 1992 (NHLE ref: 1009630) (Historic England, 2024). 

6.3.15. The asset has high archaeological and historic interest as an example of a medieval magnate's 

residence. Due to their connection with the highest ranks of society and their comparative rarity, the 

surviving examples are of particular significance. While Ampthill Castle no longer stands, its layout is 

well-documented, and the site retains important undisturbed below ground remains. The asset’s 

high historic interest is in its documented royal connections, notably as the residence of Sir John 

Cornwall and Elizabeth of Lancaster, and then the home of Katherine of Aragon, following her 

divorce from Henry VIII. The long views of Marston Vale from the asset make a high contribution to 

its significance. As a scheduled monument, it is a heritage asset of high significance. 

6.3.16. The asset is defined and experienced by its location and relationship within the parkland of the 

Grade II Ampthill Park Registered Park and Garden and the Ampthill Conservation Area. Located on 

the high ground of Greensand Ridge, the asset is also experienced by the panoramic views north 

and northwest across the Marston Vale: the castle was sited to take advantage of the topography, 

enjoying sweeping views across the landscape. The asset is also defined by its important visual and 

historic relationship with the Grade II listed Katherine’s Cross (A117), designed to commemorate the 

residence of Katherine of Aragon, who lived at Ampthill. It is also defined by its relationships with 

other designated assets within the park which notably includes the Grade II* listed Park House 

(A114), views of which are apparent when walking through the park, and the Grade II listed Statue 

of Hound at Ampthill Park (A113), as well as with the Grade II listed Russett’s Lodge (A115) and the 

Grade II listed Duke of Bedford's Memorial (A116). 

6.3.17. Despite the presence of Ampthill, nearby busy roads, and pockets of modern development in the 

valley, notably Rookery South ERF and the wind turbine, the scheduled monument is still defined by 

the surrounding parkland. Rookery South ERF, its external east facing elevations designed as a 

reminder of the former Stewartby brickworks, does not dominate views out from the asset. Similarly, 

the single wind turbine does not dominate views out from the asset in the context of the wider 

landscape. Taken overall, setting makes a high contribution to significance. 
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Ampthill Park (A9) 

6.3.18. Ampthill Park was largely created by Lancelot ‘Capability’ Brown (d. 1783), in c 1771-2, for the 

Grade II* listed Park House (A114). It is located 3.65km to the south of the Core Zone of the Site. 

Ampthill Great Park was originally a deer park encircling Ampthill Castle, which was built in the 15th 

century for Sir John Cornwall. Having later become royal property, the castle and park was used by 

Henry VIII, who paid frequent visits between 1524 and 1532, and it was later the residence of 

Katherine of Aragon in the early 1530s following her divorce from the king. The castle fell into ruin by 

the late-16th century and was demolished in 1649. The present Grade II* listed Park House (A114) 

was built in the late 17th century to replace the Great Lodge. In 1769 the second Earl of Upper 

Ossory employed Sir William Chambers (1723-1796) to remodel the house, and Brown to landscape 

the park from 1771-72. The overall designed landscape can be seen in Bedfordshire Archive’s 

Ampthill: Plan of the parish of Ampthill in the County of Bedford describing the different Allotments 

as set out upon the Inclosure thereof (1808) (Figure 19: Ampthill enclosure map of 1808). The 

house passed through various occupants until it became part of the estates of the Duke of Bedford 

in the 19th century. It was designated as a Grade II Registered Park and Garden in 1986 (NHLE ref: 

1000378) (Historic England, 2024). 

6.3.19. The park covers an area of 140ha and is divided into two by a 20th century fence line which runs 

from west to east. An early-18th century map (Gordon's map of 1736, not reproduced) Bedfordshire 

Historical Record Society, 2024) shows the house and park, surrounded by a paled fence, extending 

over both sides of Ampthill Ridge, to the Bedford Plain to the north (D Stroud, 1927). The northern 

half, now largely arable farmland, is sited on land sloping gently down to the plain, while the 

southern half is still largely pasture, and includes Laurel Wood and Russett's Plantation. 

6.3.20. The southern half contains numerous clumps of trees, perhaps planted by Brown, and some trees 

said to predate Brown's time (Bedfordshire Magazine, 1972). There are late-20th century sports 

pitches and clubhouses running parallel with the belt which runs the length of the south boundary, 

merging into Russett’s Plantation at the east. This area of the park includes the Grade II listed 

Russett's Lodge (A115), a small, late-17th century lodge, remodelled and enlarged by Chambers, 

800m southeast of the main house. 

6.3.21. Katherine’s Cross (A150) stands in a prominent ridge-top position 700m south of the Grade II* listed 

Park House: a tall stone cross of Gothic design placed here in 1773 for the second Earl of Upper 

Ossory, to mark the site of Ampthill Castle. The Duke of Bedford’s Memorial is 100m southeast of 

the Grade II listed Katherine’s Cross, built in a similar style in the 20th century, to commemorate the 

use of the park as an army camp. 

6.3.22. The major drive to the Grade II* listed Park House through the park was established by Brown 

(Bedfordshire Magazine, 1972), from Woburn Road on the south boundary, passing the site of a 

lodge demolished in the late-20th century. The drive curves north up the hillside to the top of the 

ridge, with views from the incline to the west and southwest towards distant woodland, and, at the 

summit, spectacular views north towards Bedford, as well as a view of the plateau site of Ampthill 

Castle, now marked by the Grade II listed Katherine’s Cross (A117). The house’s informal, enclosed 

pleasure grounds extend 300m southeast from the front of the Grade II* listed Park House, merging 

with Laurel Wood and bounded by intermittent brick ha-ha remains to the north and south. A series 

of tracks lead down to the house, although the house and grounds itself are not publicly accessible 

(Historic England, 2024). 
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6.3.23. The asset has high architectural and historic interest as a surviving designed landscape, much of its 

current form designed by Lancelot ‘Capability’ Brown, one of the foremost garden designers of the 

18th century. The Gardens Trust describes Brown as a figure who ‘changed the face’ of 18th 

century England, ‘designing country estates and mansions, moving hills, digging lakes and 

serpentine rivers and creating vast parklands on an immense scale.’ Although Brown is ‘best 

remembered for landscape on an immense scale, constructing not only gardens and parkland’ he 

was also responsible for ‘planting woods and building farms linked by carriage drives, or ‘ridings’, 

many miles from the main house’ (The Garden Trust, 2024). 

6.3.24. The asset’s architectural and historic interest are enhanced by its connection to the Grade II* listed 

Park House (A114) and by its former connection to the now demolished scheduled Ampthill Castle 

and the ruins of the scheduled and Grade I listed Houghton House (A7). Its historic interest is further 

increased by its relationship with key historic figures, including Lord Fanhope, Henry VIII and 

Katherine of Aragon, as well as to the second Earl of Upper Ossory and the Russell Dukes of 

Bedford. As a Grade II registered park and garden, it is individually a heritage asset of medium 

significance, but its connection to assets of the highest grade means it is a heritage asset of high 

significance. 

6.3.25. Located on high ground, the asset is defined and experienced by the wide and sweeping views 

north and northwest across the Marston Vale, by its relationship with the scheduled Ampthill Castle 

(A8) and the Grade II* listed Park House (A114), both designed to take advantage of the area’s 

natural topography (Plate 4). 

 

Plate 4: View of the Grade II* Listed Park House and the Grade II Listed Ampthill Park 

Registered Park and Garden; looking north. 
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6.3.26. Views of Rookery South ERF to the northwest, are apparent in views out from the asset, although its 

design, as a reminder of the former Stewartby brickworks, remains a peripheral landmark in the 

wider landscape. Similarly, the single wind turbine does not dominate views out from the asset in the 

context of the wider landscape (Plate 5). The eye is primarily drawn to the surrounding rural 

landscape of the valley, with the model village of Stewartby for example not even apparent in the 

view, while other settlements and the distribution warehouses do not impede the overall experience. 

The Sheffield to London St Pancras Midland Main Railway Line provides an interesting contrast in 

the landscape and has contributed to overall views out from the asset since the late-19th century. 

6.3.27. The long views out across the valley were specifically emphasised by Lancelot ‘Capability’ Brown – 

as with previous generations, he appreciated the magnificence of the natural views afforded by the 

Greensand Ridge. An interpretation panel at the Grand Lookout in the park notes the importance of 

these views, stating that when he was redesigning Ampthill Great Park, Brown ‘was inviting you to 

stand on this very spot, looking out over Park House and beyond.’ Despite nearby Ampthill, modern 

sports facilities and car park, and the busy Woburn Road and Hazelwood Lane which surround the 

park, the asset has maintained its overall feel of a country park – its rural character providing a 

contrast with the modern bustle of 21st century life outside of its boundary. 

 

Plate 5: The Grade II* Listed Park House (A114), and Rookery South ERF and the Wind 

Turbine, Visible in Views out from Ampthill Park; looking northwest. 
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6.3.28. The asset is also defined by its relationships with the many individual designated heritage assets 

within the park’s boundary, notably the scheduled Ampthill Castle and Grade II listed Katherine’s 

Cross and the Grade II* listed Park House, as well as by its relationship with the Grade II listed 

Russett’s Lodge and the Ampthill Conservation Area. The second Earl of Upper Ossory and the 

Russell Dukes of Bedford also reinforce the asset’s historic connection to the ruins of Houghton 

House, which was part of the greater estate, and the town of Ampthill, which are important 

components of the asset’s setting, and in the case of the Russell Dukes of Bedford, connects the 

asset to the family’s wider estates, including Woburn Abbey. Taken overall, setting makes a high 

contribution to the asset’s significance. 

Ampthill Conservation Area (A14) 

6.3.29. Ampthill Conservation Area includes Market Place to the north and extends westward to include the 

Ampthill Park Registered Park and Garden. The conservation area is located 4.5km to the south of 

the West Gateway Zone of the Site and was designated in 1970 (Central Bedfordshire County 

Council, 2024).The conservation area is defined by a high number of listed buildings, many of which 

are located along Church Street, Dunstable Street, Bedford Street and Woburn Road and at the 

point where these four roads meet (Figure 19: Ampthill enclosure map of 1808 of Annex 4: 

Figures).  

6.3.30. The Honour of Ampthill was purchased by the third Duke of Bedford in 1730. It remained in the 

family until it was sold by the ninth Duke of Bedford in 1881. The Victoria County History notes of the 

town that it was ‘evidently in a prosperous state in the 18th century, as is shown by the many 

buildings of that date which line the streets, the majority being built of brick and having tile roofs. The 

second Earl of Upper Ossory, who resided at both Ampthill Park and Houghton House, also made 

changes to the town in the late-18th century – he was responsible for pulling down houses in Market 

Place in 1785 and erecting a pump and obelisk in their place (Ampthill Town Council, 2024). The 

Pump is described by Ampthill Town Council as forming ‘part of a programmed of public-spirited 

improvements initiated and paid for by the Earl’ (Ampthill Town Council, 2024) and is scheduled as 

Pump and signpost in Market Place (NHLE ref: 1005406) and listed Grade II as Pump in Market 

Place (NHLE ref: 1321449). He also commissioned the Grade II listed Katherine’s Cross in Ampthill 

Park. Additionally, as would be expected, his connections to the local community were reinforced 

through tenancy agreements, with the Act for the enclosure of Commonable lands (Ampthill Parish 

Award) of 1806, noting that the Earl of Upper Ossory’s Freehold, was leased to James Boughton, 

Thomas Chester and Edward Shouler (Bedford Archives, 1806). 

6.3.31. The conservation area also contains part of the Grade II Ampthill Park Registered Park and Garden 

(A9), which has sweeping views across to the north and northwest across the Marston Vale. This 

part of the park and garden includes the scheduled site of Ampthill Castle (A8), sited to take 

advantage of the long-ranging views, as well as the Grade II listed Katherine’s Cross (A117), the 

Grade II listed Duke of Bedford’s Memorial (A116) and the Grade II listed Russett Lodge (A116). As 

a conservation area containing a high number of heritage assets of the highest grade, it is a heritage 

asset of high significance. 
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6.3.32. The setting of the conservation area is defined by the relationship of the multiple designated 

heritage assets within the town and Ampthill Park with each other, as well as the relationships of 

both groups of assets with the conservation area itself. The town’s principal route from the west, via 

the A507 Woburn Road, offers a combination of parkland tress and picturesque road-side estate 

cottages giving a strong pastoral character, slightly diminished by the modern development on the 

south side of the road. The approach from the north is similarly characterised by a tree-lined 

approach on both sides, interspersed with long views out towards the north and northwest. 

6.3.33. The town of Ampthill retains many of its historic buildings, although traffic is prominent throughout 

this part of the conservation area. Ampthill Park (A9), in contrast, has retained its rural character, 

and has a key relationship with the Grade II* listed Park House (A114). The connection of the park 

to the town is also intrinsic to its setting and is reinforced by the fact that the second Earl of Upper 

Ossory, who undertook improvements to Ampthill, also undertook works to the house and estate. 

This link is remembered in other ways too in the wider area, such as the non-designated Ossory 

Farm, located to the west of the Sheffield to London St Pancras Midland Main Railway Line, off 

Froghall Road. The conservation area also has a key relationship with the scheduled and Grade I 

listed ruins of Houghton House, also connected to the Earl of Upper Ossory, as well as to the Dukes 

of Bedford. 

6.3.34. The setting of that part of the conservation area which includes Ampthill Park is defined and 

experienced by the wide and sweeping views northwest and west across the Marston Vale, Views of 

Rookery South ERF to the north-west, are apparent in views out from the asset, although its design, 

as a reminder of the former Stewartby brickworks, remains a peripheral landmark in the wider 

landscape. Similarly, the single wind turbine does not dominate views out from the asset in the 

context of the wider landscape. The eye is primarily drawn to the surrounding rural landscape of the 

valley, with the model village of Stewartby for example not even apparent in the view, while other 

settlements and the distribution warehouses do not impede the overall experience. Taken overall, 

setting makes a high contribution to the asset’s significance. 

Park House (Cheshire Home for The Disabled), Ampthill Park (A114) 

6.3.35. Park House, designated under its former role as a Cheshire Home, is located within the northern 

area of the Grade II Ampthill Park Registered Park and Garden (A10). The asset is located 4.1km to 

the south of the Core Zone of the Site. Work on the house began in 1694 for John Ashburnham, first 

Baron Ashburnham (1656-1710). It was listed at Grade II* in 1951 (NHLE ref: 1137595) (Historic 

England, 2024) (Plate 4). 

6.3.36. Ashburnham built his house on a portion of the Ampthill Estate he had received from Charles II in 

1661, while the rest of the estate remained attached to Houghton House. Pevsner argues that the 

designer is not known ‘but Wren was consulted […] for the family pew in the parish church and in 

the end designed it, and Captain William Wynne, the architect of Buckingham House, certainly 

advised in 1706 on interior matters.’ (Pevsner, 2002). 
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6.3.37. The house is 11 bays wide and has slightly-projecting three-bays beneath a pediment with a hipped 

rood and spacious doorway. The garden facing elevation features a doorway with Doric pilasters 

and an open segmental pediment. The house was ‘enlarged and redecorated’ by Sir William 

Chambers in 1769-71 (Pevsner, 2002). Chambers added the pilastered links and the plain wings for 

John Fitzpatrick, second Earl of Upper Ossory (ibid). The earl was also responsible for 

improvements to the town of Ampthill and the construction of the Grade II listed Katherine’s Cross 

on the site of Ampthill Castle. The house and its surrounding designed landscape are shown clearly 

in Bedfordshire Archive’s Ampthill: Plan of the parish of Ampthill in the County of Bedford describing 

the different Allotments as set out upon the Inclosure thereof (1808) (Figure 19: Ampthill 

enclosure map of 1808). 

6.3.38. The asset has high architectural and historic interest as a surviving 17th century mansion, enlarged 

and redecorated by Sir William Chambers in the late-18th century. The original house’s connections 

to Sir Christopher Wren and William Wynn, also enhances its architectural interest. Its historic 

interest is increased by the second Earl of Upper Ossory, a noted patron who did much to improve 

Ampthill and who celebrated the area’s history with the construction of the Grade II listed Katherine’s 

Cross, as well as by its connection to the estates of the Dukes of Bedford and to the Whig hostess 

Elizabeth Fox, Lady Holland (1771-1845), who lived here from 1818–1845. She connects the house 

to the Grade II* listed Church of St Michael at Millbrook. As a Grade II* listed building, it is a heritage 

asset of high significance. 

6.3.39. The asset is primarily defined and experienced by its location within Ampthill Park and its own 

pleasure grounds, landscaped by ‘Capability’ Brown in the late-18th century. Located on the high 

ground of the Greensand Ridge, the asset’s immediate setting is also defined by views north and 

northwest across the Marston Vale, the house aligned northwest to southeast to take advantage of 

the natural topography (Plate 4 and Plate 5). It is also defined by views from higher points within the 

park, such as The Grand Lookout, designed by Brown to allow for wide panoramic views of the 

house, its pleasure grounds, and beyond that to views across the valley. Views from the house back 

to the registered park and garden emphasise the asset’s overall parkland surroundings. The house 

is reached by gently sloping pathways down to the lake and to the boundary of its grounds – and 

although not open to the public, retains its position as one of the main focal points within the park’s 

landscape. The asset also has a key historic and visual relationship with the Grade II listed Statue of 

Hound at Ampthill Park (A115) which dates to the late-18th century and the ownership of the estate 

by the Earl of Upper Ossory. 

6.3.40. Although peripheral views out from the asset include Rookery South ERF to the northwest – its plant 

and chimney, designed with a red brick façade facing Ampthill to echo the former Stewartby 

brickworks, does not dominate views out from the asset or views from the Grand Lookout. Similarly, 

the single wind turbine does not dominate views out from the asset in the context of the wider 

landscape. The presence of the London St Pancras Midland Main Railway Line has also not 

impacted its significance. Urban settlements and distribution warehouses are also apparent from 

Brown’s key viewpoint, but this has not impacted the overall vista of house, pleasure grounds and 

valley beyond that. 
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6.3.41. The asset is also defined by its relationship with the wider town of Ampthill, and with the Grade II 

listed Katherine’s Cross (A117) placed here for the second Earl of Upper Ossory, and the Grade II 

listed Russett’s Lodge (A115) adapted by Chambers, as well as with the scheduled Ampthill Castle 

and the scheduled and Grade I listed ruins of Houghton House (A7 and 112) – connected not only 

by the Earl of Upper Ossory, but also by the Russell Dukes of Bedford. The Russells also connect 

the asset to the Grade II listed Duke of Bedford’s Memorial (A116) and to the wider Russell estates, 

including Woburn Abbey. Despite nearby Ampthill, and the busy Woburn Road and Hazelwood Lane 

which surround the park, the asset has maintained its overall feel of a country house – its parkland 

character and wider rural setting providing a contrast with the modern bustle of 21st century life 

outside of the park boundary. Taken overall, setting makes a high contribution to significance. 

Katherine's Cross Ampthill Park (A117) 

6.3.42. Katherine's Cross Ampthill Park is located within the scheduled remains of Ampthill Castle (A9) and 

is also located in the Grade II Ampthill Park Registered Park and Garden (A10) and the Ampthill 

Conservation Area (A14). It is located 4.8km to the south of the Core Zone of the Site. The asset 

comprises a tall stone cross erected by James Essex in 1773 for the second Earl of Upper Ossory to 

mark the site of Ampthill Castle and commemorate the residence of Katherine of Aragon. It includes 

an inscription to ‘The mournful refuge of an injured queen.’ The asset was listed at Grade II in 1951 

(NHLE ref: 1114419) (Historic England, 2024). 

6.3.43. The asset has high architectural and historic interest as part of the late-18th century designed 

landscape connected to improvements undertaken by the second Earl of Upper Ossory, who also 

wanted to commemorate an important moment in Ampthill’s history: the residence of Katherine of 

Aragon (1485-1536), who lived here in the 1530s following her divorce from Henry VIII. As a Grade 

II listed building, it is individually a heritage asset of medium significance. However, its connection to 

the Grade II* listed Park House, and its role as a component part of the ‘Capability’ Brown designed 

landscape, means it is a heritage asset of high significance. 

6.3.44. The asset is defined by its location within the scheduled Ampthill Castle (A8) and the wider Grade II 

Ampthill Park Registered Park and Garden (A9) and Ampthill Conservation Area (A14). Located on 

the high ground of the Greensand Ridge, the asset is also experienced by the panoramic views 

north and northwest across Park House and beyond that to the Marston Vale. It is also defined by its 

relationships with other designated assets within the park, not only by its visual and historic 

relationships with the Grade II* listed Park House (A114) but also by its historic relationships with 

the Grade II listed Statue of Hound at Ampthill Park (A9) and the Grade II listed Russett’s Lodge 

(A115) – all components of the late-18th century estate. The asset is also defined by the nearby 

Grade II listed Duke of Bedford's Memorial (A116). Despite the presence of Ampthill and nearby 

busy roads, the asset is defined by its surrounding parkland. Rookery South ERF and the wind 

turbine, visible in views out from the asset across the valley to the north-west, have not impacted the 

asset’s significance. Taken overall, setting makes a high contribution to significance. 

ASSETS IN WOOTTON 

Wootton Conservation Area (A13) 

6.3.45. Wootton is a settlement located to the southwest of Bedford and is located 1.15km to the west of the 

Lake Zone of the Site. It is one of the largest villages within Bedford Borough covering an area of 

984ha within the Forest of Marston Vale (one of 12 areas within England with community forest 

status). It includes the historic core of the village and was designated as a conservation area in 

1972.  
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6.3.46. The conservation area is quite contained and is focused both on the Grade I listed Parish Church of 

St Mary the Virgin (A30), which dates to the 14th century, and on a group of designated heritage 

assets surrounding it, notably the Grade II* listed Wootton House (A40) and Wootton House Stables 

(A39) to the west of the parish church, together with the land surrounding these assets (Figure 18: 

Wooton enclosure map of 1838). To its north, a cemetery, situated on the opposite side of Church 

Road, is included within the conservation area, as are a small cluster of residential dwellings to its 

northeast, along Church Road. To the east of the church is the Grade II listed nos. 21-23 Church 

Row (A31). The eastern extent of the conservation area includes the Grade II listed no. 7 Church 

Road (A27) and the cottage adjacent, and the Grade II listed nos. 9-11 Church Road, which is also 

listed as The Pink House (A28). The Grade II listed no. 48 Church Road (A33), the Grade II listed 

Ivy Cottage (A34) and the Grade II listed Barn to Number 50 (A35) are also located to the west of 

the parish church (Bedford Borough Council, 2024). 

6.3.47. The character of the conservation area is defined by the area around the parish church, which 

retains its position as the main focal point, with its spire apparent in key views from outside of the 

conservation area itself. The conservation area is tranquil and secluded from the rest of Wootton, 

except for the Grade II listed Wootton War Memorial (A29) which faces onto Church Road, and 

other assets to the east of the memorial on Church Road itself. The conservation area’s historic 

significance lies in the presence of the medieval church, a place of worship for the community 

through the centuries representing the medieval history of Wootton. As a conservation area centred 

on the Grade I listed Parish Church of St Mary the Virgin (A32) and the Grade II* listed Wootton 

House (A37), it is a heritage asset of high significance. 

6.3.48. The setting of the conservation area is defined and experienced by its relationship with the parish 

church (A32) and with Wootton House (A37) and its surrounding grounds, as well as with the other 

heritage assets located within its boundary and in the wider village, and with the surrounding rural 

landscape. The parish church and traditional timber framed houses dating from the 15th century to 

the mid-18th century provide the conservation area with a coherent and attractive aesthetic. The 

group around the parish church and Wootton House, also form a coherent and enclosed group, 

distinct from the wider village. The tranquillity of the conservation area is apparent to the west of the 

war memorial (Plate 6). Views out towards the east from the conservation area are marked by areas 

of low-rise development (Plate 7). Taken overall, setting makes a high contribution to significance. 
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Plate 6: View of the Grade II listed House no. 21 and 23, Church Row (A31) and the Grade I 

listed Parish Church of St Mary the Virgin (A32) on Church Row; looking west. 

 

Plate 7: Views out towards the east of the Conservation Area, defined by low-rise residential 

development. 
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Parish Church of St Mary the Virgin (A32) 

6.3.49. The Parish Church of St Mary the Virgin, located on the south side of Church Row, within the 

Wootton Conservation Area, is constructed of coursed limestone rubble. It is located 1.3km to the 

west of the West Gateway Zone of the Site. The asset dates originally to the 14th century and 

features high nave arcades and a 15th-century tower with a recessed lead spire. The west bays of 

the nave, which encompass the tower, date back to the early-19th century. The asset was listed at 

Grade I in 1964 (NHLE ref: 1249239; Plate 6) (Historic England, 2024). 

6.3.50. The asset has high architectural and historic interest as a medieval parish church, the focal point of 

the Wootton Conservation Area (A13) and the centre of community life in Wootton since the 14th 

century. Its architectural interest is increased by its position as a local landmark. As a Grade I listed 

building, it is a heritage asset of high significance. 

6.3.51. The immediate setting of the asset is defined by its relationship with the conservation area, the wider 

settlement of Wootton, the open green area of the churchyard, and by its relationship with the Grade 

II* listed Wootton House (A37), its Grade II listed former stables, and grounds (A36), and to other 

designated heritage assets within and beyond the conservation area. The church spire is also visible 

as a local landmark, which contributes to its overall significance, as does the surrounding wider rural 

landscape. The asset’s secluded and tranquil location, set back from the main settlement and its 

main roads, readily apparent when walking along Church Row, is also an important part of its 

setting. Taken overall, setting makes a high contribution to the asset’s significance. 

Wootton House (A37) 

6.3.52. Wootton House is a small late-17th century country house located on the south side of Church 

Road, within the Wootton Conservation Area. It is located 1.5km to the west of the West Gateway 

Zone of the Site. Built around 1660 for Sir Humphrey Monoux (d. 1675), it remained in the family 

before passing through various owners. The house is of two storeys plus attics and is constructed of 

red brick which is now plaster rendered. The building is eight bays long and five bays deep with a 

tiled roof, with red brick stacks and sash windows. Its porch has a broken pediment on paired Doric 

pilasters and a half-glazed door with a semi-circular fanlight. The asset was listed at Grade II* in 

1987 (NHLE ref: 1249255) (Historic England, 2024). 

6.3.53. The asset, a late-17th century timber-framed house within the Wootton Conservation Area (A13), 

has high architectural and historic interest as a surviving manor house. Its historic interest is 

enhanced by its high status and its connection to the Monoux family until the 20th century. As a 

Grade II* listed building, it is a heritage asset of high significance. 

6.3.54. The asset's immediate setting comprises its eight acres of orchards, fields, pathways, small water 

bodies, and lawns, located to the south of Church Road, away from the main village. Additionally, its 

visual and historic relationship with its former ancillary structure, the Grade II listed Former Stables 

to Wootton House (A36), is a key component of its setting, as is the surrounding wider rural 

landscape. The asset is also defined by its other main relationship with the Grade I listed Parish 

Church of St. Mary the Virgin (A32) and to Church Row, with other designated heritage assets within 

and beyond the conservation area, with the conservation area itself, and the wider village of 

Wootton. Taken overall, setting makes a high contribution to the asset’s significance. 
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Former Stables to Wootton House (A36) 

6.3.55. Former Stables to Wootton House (Nos. 1 and 2 Old Barn), located on the south side of Church 

Road within the Wootton Conservation Area, is a late-17th-century stable block contemporary with 

Wootton House. It is located 1.4km to the west of the West Gateway Zone of the Site. The two-

storey stables, constructed in red brick with a hipped old clay tile roof, have 10 bays and a central 

carriageway, which is now blocked. The asset was listed at Grade II in 1987 (NHLE ref: 1277538) 

(Historic England, 2024). 

6.3.56. The asset has high architectural and historic interest as a surviving 17th-century stable block, a 

former ancillary building connected to Wootton House (A37). Its historic interest is increased by its 

connection to the Monoux family. As a Grade II listed building, it is individually a heritage asset of 

medium significance but forms an important group with the Grade II* listed Wootton House (A37) 

and is a heritage asset of high significance. 

6.3.57. The asset's immediate setting comprises the Grade II* listed Wootton House (A37), its eight acres of 

orchards, fields, pathways, small water bodies, and lawns, located to the south of Church Road, 

away from the main village. The asset is also defined by the surrounding wider rural landscape, its 

other key relationship with the Grade I listed Parish Church of St. Mary the Virgin (A32) and to 

Church Row, with other designated heritage assets within and beyond the conservation area, with 

the conservation area itself, and the wider village of Wootton. Taken overall, setting makes a high 

contribution to the asset’s significance. 

The Old Bakehouse 23 and 25, Church Road (A30) 

6.3.58. The Old Bakehouse No. 23 and 25, Church Road, is a late-17th or early-18th-century house located 

on the south side of Church Road, within the Wootton Conservation Area. The asset is located 

1.3km to the west of the West Gateway Zone of the Site. It is a timber-framed structure of one storey 

plus attic, with colour-washed roughcast walls, and a concrete tile roof. Additionally, a 19th-century 

red brick wing was added, slightly lower in height with an old clay tile roof, two gabled dormers, and 

triple doorways to the ground floor. It was listed at Grade II in 1987 (NHLE ref: 1277539) (Historic 

England, 2024). 

6.3.59. The asset has architectural and historic interest as a surviving late-17th or early-18th-century timber-

framed house within the Wootton Conservation Area (A13), located on the historic Church Road. 

The asset’s original timber-framed construction is typical of the historic character of both the 

immediate and wider area. As a Grade II listed building, it is a heritage asset of medium 

significance. 

6.3.60. The asset is defined and experienced by its location on Church Road, the primary historic route of 

the Wootton Conservation Area. It is defined by its visual and historic relationships with other 

designated heritage assets on Church Row and Church Road, especially with the Grade I listed 

Parish Church of St Mary the Virgin (A32). It is also defined by its historic and visual relationships 

with other designated heritage assets within and beyond the conservation area, with the 

conservation area itself, and the wider village of Wootton. Its location on Church Road gives the 

asset a secluded and tranquil feel, notably free of vehicle traffic, and away from the main settlement. 

Taken overall, setting makes a high contribution to the asset’s significance. 
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21 and 23, Church Row (A31) 

6.3.61. Nos. 21 and 23, Church Row, are a pair of 18th-century houses, located within the Wootton 

Conservation Area, probably originally divided into three houses. The asset is located 1.3km to the 

west of the West Gateway Zone of the Site. The houses are of a single storey plus attic and have a 

roughcast exterior covering the asset’s timber framing. It was listed at Grade II in 1987 (NHLE ref: 

1249256; Plate 6) (Historic England, 2024). 

6.3.62. The asset has architectural and historic interest as a pair of 18th-century timber-framed houses 

within the Wootton Conservation Area. The asset’s timber-framed construction is typical of the 

historic character of both the immediate and wider area. As a Grade II listed building, it is a heritage 

asset of medium significance. 

6.3.63. The asset is defined and experienced by its location on Church Row. It is defined by its visual and 

historic relationships with other designated heritage assets in the conservation area, especially with 

the Grade I listed Parish Church of St Mary the Virgin (A32). It is also defined by its historic and 

visual relationships with other designated heritage assets within and beyond the conservation area, 

with the conservation area itself, and the wider village of Wootton. Its location on Church Row gives 

the asset a secluded and tranquil feel, notably free of vehicle traffic, and away from the main 

settlement. Taken overall, setting makes a high contribution to the asset’s significance. 

Wootton War Memorial (A29) 

6.3.64. Wootton War Memorial, unveiled in 1922, honours the sacrifice of 43 local people who lost their lives 

in the First World War. It is located 1.3km to the west of the West Gateway Zone of the Site. 

Originally situated at the junction of Church Road and Cranfield Road, it was relocated in the 1970s 

to a green off Church Road. Following the Second World War, seven additional names were added. 

The memorial features a stone Latin cross atop a rectangular tapered shaft on a plinth, set upon a 

three-stepped base. Located within the Wootton Conservation Area, the asset was listed at Grade II 

in 2017 (NHLE ref: 1441878; Plate 8) (Historic England, 2024). 
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Plate 8: View of the Grade II listed Wootton War Memorial, looking northwest. 

6.3.65. The asset has architectural and historic interest as one of a series of war memorials which were built 

to honour the those who had lost their lives in the First World War. Its architectural interest is 

increased by the elegant and striking Latin cross over the memorial. As a Grade II listed building, it 

is a heritage asset of medium significance. 

6.3.66. The asset is defined and experienced by its location on Church Road, the central and the primary 

historic route into the Wootton Conservation Area (A13). It is also defined by its visual and historic 

relationships with other designated heritage assets on Church Row and Church Road, and the wider 

village, as well as by its relationship with the wider conservation area and village itself. Its location 

means that traffic impacts are more apparent in its setting, although this has not impacted the 

asset’s key visual and historic relationships. Taken overall, as the memorial has been relocated, 

setting makes a medium contribution to the asset’s significance. 

The Old Post Office (A28) 

6.3.67. Nos. 9-11 (The Old Post Office), formerly known as Pink House is located to the south of Church 

Road, within the Wootton Conservation Area. It is located 1.2km to the west of the West Gateway 

Zone of the Site. The asset comprises an 18th century timber-framed house, with a 19th century 

brick wing added to its rear elevation. The external elevations are colour-washed pebbledash with 

some of the timber-framing with brick nogging visible to the rear. The asset was listed at Grade II in 

1987 (NHLE ref: 1277532) (Historic England, 2024). 

6.3.68. The asset has architectural and historic interest as a surviving early 18th-century house, with a 19th 

century wing, located on the historic thoroughfare of Church Road. The asset’s original timber-

framed construction is typical of the historic character of both the immediate and wider area. As a 

Grade II listed building, it is a heritage asset of medium significance. 
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6.3.69. The asset is defined and experienced by its location on Church Road, the primary historic route of 

the Wootton Conservation Area. It is defined by its visual and historic relationships with other 

designated heritage assets on Church Row and Church Road, especially with the Grade I listed 

Parish Church of St Mary the Virgin (A32). It is also defined by its historic and visual relationships 

with the conservation area itself, along with the wider village of Wootton. Its location means that 

traffic impacts are more apparent in its setting, although this has not impacted the asset’s key visual 

and historic relationships. Taken overall, setting makes a high contribution to the asset’s 

significance. 

7 Church Road (A27) 

6.3.70. No. 7, Church Road, within the Wootton Conservation Area, is an early-19th-century red brick house 

remodelled from the remains of an earlier timber-framed house. It is located 1.2km to the west of the 

West Gateway Zone of the Site. The asset is of two storeys and has a rear projecting double pitched 

wing. The asset was listed at Grade II in 1987 (NHLE ref: 1249238) (Historic England, 2024). 

6.3.71. The asset has architectural and historic interest as a surviving early-19th-century house, remodelled 

from the remains of an earlier timber-framed house. The asset’s original timber-framed construction 

is typical of the historic character of both the immediate and wider area. As a Grade II listed building, 

it is a heritage asset of medium significance. 

6.3.72. The asset is defined and experienced by its location on Church Road, the primary historic route of 

the Wootton Conservation Area. It is defined by its visual and historic relationships with other 

designated heritage assets on Church Row and Church Road, especially with the Grade I listed 

Parish Church of St Mary the Virgin (A32). It is also defined by its relationships with other 

designated heritage assets within and beyond the conservation area, with the conservation area 

itself, and the wider village of Wootton. Its location means that traffic impacts are more apparent in 

its setting. Taken overall, setting makes a high contribution to the asset’s significance. 

2-8, Church Road (A26) 

6.3.73. Nos. 2-8, Church Road is a terrace of four 18th century timber-framed houses with colour-washed 

brick nogging and a tile roof. The asset is located 1.1km to the west of the West Gateway Zone of 

the Site. The houses are of a single storey plus attic and collectively feature eight gabled dormers 

and casement windows on their ground floors, along with a central doorway. It was listed at Grade II 

in 1987 (NHLE ref: 1277540; Plate 9) (Historic England, 2024). 
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Plate 9: View of the principal elevation of The Grade II listed nos. 2-8, Church Road. 

6.3.74. The asset has architectural and historic interest as a surviving 18th century terrace of timber-framed 

houses in Wootton, close to the eastern boundary of the Wootton Conservation Area. The asset’s 

timber-framed construction is typical of the historic character of both the immediate and wider area. 

As a Grade II listed building, it is a heritage asset of medium significance. 

6.3.75. The asset is defined and experienced by its location on Church Road, the central and the primary 

historic route into and out of the historic core of Wootton, which also leads to the conservation area. 

It is also defined by its visual and historic relationships with other designated heritage assets on 

Church Road, especially with the Grade II listed Wootton War Memorial (A29), the Grade II listed 

The Old Post office (A27), and The Grade II listed No. 7, Church Road (A27). Modern residential 

development along Church Road has significantly altered the asset’s immediate setting. The asset is 

defined by its historic and visual relationships with Wootton. Taken overall, setting makes a medium 

contribution to the asset’s significance. 

3 and 5, Cranfield Road (A25) 

6.3.76. Nos. 3 and 5, Cranfield Road are a pair of mid-19th century houses constructed of red brick. The 

asset is located 990m to the west of the West Gateway Zone of the Site and was listed at Grade II in 

1987 (NHLE ref: 1277541) (Historic England, 2024). 

6.3.77. The asset has architectural and historic interest as a surviving pair of mid-19th century houses 

located to the east of the Wootton Conservation Area, on the junction of the two historic roads of 

Cranfield Road and Church Road, leading to the Grade I listed parish church. The asset’s original 

timber-framed construction is typical of the historic character of both the immediate and wider area. 

As a Grade II listed building, it is a heritage asset of medium significance. 

6.3.78. The asset is primarily defined by its location at the junction of Cranfield Road and Church Road. 

However, the asset’s original setting, defined by school buildings and farmlands, has been 

significantly altered by the introduction of low-rise modern residential development. It is also defined 

by its historic and visual relationships with Wootton. Taken overall, setting makes a medium 

contribution to the asset’s significance. 
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ASSETS IN STEWARTBY 

Stewartby Conservation Area (A12) 

6.3.79. Stewartby Conservation Area, located within Bedford BC was designated in 1986. Its boundaries 

were unchanged following a review in 2016. It is located 870m to the south of the Core Zone of the 

Site. The original village of Stewartby lies on an east/west axis and for the most part is included in 

the conservation area. The land of Stewartby is essentially flat and low lying by the lake but rises 

gently to the east, where the Sir Malcolm Stewart Homes are located (Bedford BC, 2024).  

6.3.80. At the beginning of the 19th century Wootton Pillinge was a small rural hamlet. By the end of the 

century the brickwork industry was beginning to transform the area. One of the key events and a 

catalyst for the development of the brick industry was the arrival of the railways in 1846 (Bedford 

BC, 2024). 

6.3.81. The Stewartby brickworks originated from an event in 1879, when James McCallum Craig initiated a 

brickworks in Fletton, Peterborough, producing bricks which were heavy and expensive to transport 

which restricted their market to the local area. McCallum subsequently leased the brickworks to 

George Seale and James F. O’Connor and later enlisted the Hempstead brothers who, in 1881, 

discovered a method of utilising lower Oxford Clay to produce superior, more affordable bricks 

(Page, Victoria County History - A History of the County of Bedfordshire, 1912). In 1897, B. J. Forder 

& Co established their brickworks in Wootton Pillinge and Elstow, laying the groundwork for the 

expansive brickworks that would flourish in the 20th century. 

6.3.82. In 1900, Halley Stewart (1838-1937) and his son Malcolm (1872-1951) acquired the brickworks, and 

later expand the site with a 450-acre land purchase in Wootton Pillinge in 1905. In 1920, the London 

Brick Company acquired Wootton Pillinge Brick Company, which itself had been established in 

1901, and merged with B J Forder & Co in 1923 to form The London Brick Company and Forders 

Ltd. 

6.3.83. In 1924 Sir Halley Stewart stepped down as chairman to focus on building a model village for the 

brick workers, which was inspired by the garden city movement of Hampstead Garden Suburb and 

Letchworth where low density housing was situated in a landscape setting with large gardens. A 

sense of space and greenery were essential and desirable characteristics (Pevsner, 2002). 

6.3.84. In 1928 the first phase of housing was completed around Churchill Close. The houses were 

spacious with large gardens provided at a low rent. The next phase of housing was built along 

Stewartby Way up to School Lane. In 1929 the Stewartby Memorial Hall was opened in memory of 

the villagers who had lost their lives in the First World War. It is now commonly known as the village 

hall. In 1936 Sir Halley Stewart died and Wootton Pillinge was renamed Stewartby in his honour. 

Soon after, at the suggestion of his son Malcolm, a new parish was created, also called Stewartby. 
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6.3.85. Following the end of the Second World War a new phase of development was undertaken to 

develop more residential blocks, a play area, and the Stewartby United Church, while in the 1950s, 

a charitable trust was established to ensure the comfort of company workers in their retirement. The 

eminent architect Sir Albert Richardson was commissioned to design two courtyards of bungalows 

and a Common Room that would be situated on high ground to the southeast of the main village. In 

1956, 24 bungalows and the Common Room were officially opened. In 1964 a further 36 bungalows 

were built, 18 in 1970 and a final eight in 1978, all designed by the estate office to harmonise with 

the original bungalows (Bedford BC, 2024). Apart from the designated heritage assets located within 

the conservation area, which are dealt with separately below, there are also ‘landmark buildings’ 

connected to the brickworks. These are: Stewartby Memorial Hall; London Brick Company 

Headquarters; Club House; Stewartby village shop; Sir Malcolm Stewart Homes Common Room; 

Marston Vale Middle School. 

6.3.86. As a conservation area, the asset is of medium significance. The non-designated heritage assets 

located within it (landmark buildings) are also heritage assets of medium significance. 

6.3.87. The conservation area is defined and experienced by the visual and historic relationships of the 

designated and non-designated heritage assets with each other and with the conservation area and 

village. Stewartby is defined and characterised by a feeling of green space throughout, whether this 

is the public space of The Crescent or the more private space of Churchill Close or simply the 

generous verges that line the streets. The approaches from the east and west are different in 

character, the eastern approach is more rural, and the western approach is more industrial. 

6.3.88. The principal focal point of Stewartby Conservation Area is the centre of the village with its cluster of 

heritage assets around the intersection of the three roads into the village, in particular, the Memorial 

Hall (Plate 10 and Plate 11), Marston Vale Middle School, and The Sir Malcolm Stewart Homes 

(A16) (Plate 12) and Sir Malcolm Stewart Homes Common Room (A17) (Plate 13). There are 

smaller open spaces between the Sir Malcolm Stewart Homes and their accompanying allotments. 

The setting of the conservation area towards the west is defined by the now redundant site of the 

London Brickwork Company. To the south the old clay pits have been turned into lakes, the largest 

is known as Stewartby Lake. Surrounding this is the Marston Vale Community Forest. The area is 

bounded to the west by the A421 and to the east by the B530. Stewartby is also situated between 

two railway lines, the Marston Vale Railway Line connecting Bletchley to Bedford to the west and the 

London St Pancras Midland Main Railway Line to the east. The passing of trains on the mainline is 

apparent at the south-eastern boundary of the conservation area. However, the asset’s overall 

setting has been impacted by the loss of the Grade II listed Four Chimneys at the Stewartby 

Brickworks while modern residential development is apparent, especially to the north of the model 

village. Taken overall, setting makes a medium contribution to significance. 
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Plate 10: View out from the non-designated Memorial Hall; looking northeast. 

 

Plate 11: View of the non-designated Memorial Hall, showing its principal (northwest facing) 

elevation. 
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Sir Malcolm Stewart Trust Homes, seven lamp standards and wrought-iron railings (A16) 

6.3.89. Sir Malcolm Stewart Trust Homes, seven lamp standards and wrought-iron railings, located within 

the Stewartby Conservation Area, comprise 24 bungalows (Nos 1-24) divided evenly between two 

courtyards, were built in 1955-56 for retired workers of the London Brick Company, to the designs of 

Sir Albert Richardson (1880-1964) with E.A.S. Houfe, and are known as the Sir Malcolm Stewart 

Trust Homes. These are located 1.3km to the south of the Core Zone of the Site. The houses were 

constructed in red Fletton bricks, manufactured by the neighbouring London Brick Company. The 

bungalows, lamps standards and railings are designated as one asset, listed at Grade II (NHLE ref: 

1432692; Plate 12) in 2016 (Historic England, 2024). The wide, central avenue divides the sets of 

bungalows into two symmetrical, open-cornered courtyards, each with four distinct terrace sections 

surrounding central greens. These courtyards radiate from the curve of the pre-existing road (The 

Crescent) to the north, tapering outwards to the south. The terraced sections closest to The 

Crescent and the outer edges front onto the street, while the remaining sections have entrances 

opening onto the courtyard. 

 

Plate 12: View of the Grade II listed Sir Malcolm Stewart Trust Homes, viewed looking 

northwest from the Grade II listed Sir Malcolm Stewart Trust Common Room, along The 

Crescent. 

6.3.90. The asset has architectural and historic interest, designed by Sir Albert Richardson, known for his 

pioneering work in traditional English style. The asset represents the last and best-preserved phase 

of the estate of Sir Malcolm Stewart. As a Grade II listed building, it is a heritage asset of medium 

significance. 
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6.3.91. The asset is defined by its relationship with the Stewartby Conservation Area (A12) and with the 

individual designated and non-designated heritage assets located within the conservation area, 

notably the Grade II listed Sir Malcolm Stewart Trust Common Room (A18), as well as by the 

surrounding former industrial landscape. The location of the houses on The Crescent, provides a 

panoramic view of the estate and out to the northwest, and is notably tranquil, despite the presence 

of the nearby London St Pancras Midland Main Railway Line. Taken overall, setting makes a high 

contribution to the asset’s significance. 

Sir Malcolm Stewart Trust Common Room (A17) 

6.3.92. Sir Malcolm Stewart Trust Common Room, located within the Stewartby Conservation Area, was 

constructed in 1955-56, to the designs of Sir Albert Richardson with E.A.S. Houfe and serves as the 

centrepiece of the model village and as a community meeting place for the residents of the Sir 

Malcolm Stewart Trust Homes, built for the former employees of the company, established in 1945 

(Bedfordshire Archives and Record Service, 2024). It is located 1.4km to the south of the Core Zone 

of the Site. The building is constructed using narrow two-inch-by-nine Fletton bricks, manufactured 

by the neighbouring London Brick Company. These bricks are laid in Flemish bond. 

6.3.93. The asset has a rectangular double-height hall covered with a veranda walkway running the 

perimeter of the building, The external walls of the common room are set back from slender cast-

iron columns that run all around the building. These columns support a bell-cast roof capped by a 

thin Scandinavian topknot or finial. The asset was listed at Grade II (NHLE ref: 1433440; Plate 13) 

in 2016 (Historic England, 2024). 

 

Plate 13: View of the principal (northwest facing) elevation of the Grade II listed Sir Malcolm 

Stewart Trust Common Room, located at the southern end of The Crescent. 
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6.3.94. The asset has architectural and historic interest with its distinctive design, notably the copper bell-

cast roof designed by Sir Albert Richardson, renowned for his traditional English style. Remaining 

largely unaltered, both externally and internally, it preserves Richardson's original design, including 

its complete planform and many internal fittings. The asset’s historic interest is increased by its 

position as the centrepiece of the model village, a noteworthy philanthropic endeavour by Sir 

Malcolm Stewart. As a Grade II listed building, it is a heritage asset of medium significance. 

6.3.95. The asset is defined by its relationship with the Stewartby Conservation Area (A12) and with the 

individual designated and non-designated heritage assets located within the conservation area, 

notably the Grade II listed Sir Malcolm Stewart Trust Homes (A16), as well as by the surrounding 

former industrial landscape. The asset’s central location in The Crescent allows for a panoramic 

view of the trust estate homes all around it, while it also has a key long view out directly to the 

northwest. The asset’s surroundings are notably tranquil, despite the presence of the nearby London 

St Pancras Midland Main Railway Line. It is also defined by the surrounding former industrial 

landscape. Taken overall, setting makes a high contribution to the asset’s significance. 

ASSETS IN HOUGHTON CONQUEST 

Church of All Saints (A109) 

6.3.96. The Church of All Saints dates to the 14th and 15th centuries. It is located 2.6km to the southeast of 

the Core Zone of the Site. Pevsner notes: ‘The contract of 1393 exists for it, with a mason of 

Dunstable and a mason of Totternhoe, the cost to be 10s. a foot for the foundations and 13s. 4d. 

plus six quarts of frumenty for work above ground. The work to be completed in three years.’ The 

church retains much of its original medieval architecture, with restoration work undertaken by Sir 

George Gilbert Scott in the 19th century, with Scott notably responsible for the chancel roof: ‘A 

rather alien hammerbeam roof with wind braces’ (Pevsner, 2002). The church has embattled 

parapets with a 14th century tower, a 14th century chancel, and a 14th century nave heightened in 

the 15th century with the addition of a clerestory. The north and south aisles, dating from the 14th 

century, were also heightened later in the 15th century. The asset was listed at Grade I in 1961 

(NHLE ref: 1113919; Plate 14) (Historic England, 2024). 
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Plate 14: the Grade I listed Church of All Saints; viewed looking north from High Street. 

6.3.97. The asset has high architectural and historic interest as a medieval parish church, primarily dating 

from the 14th and 15th centuries, the focus of the medieval and post-medieval village of Houghton 

Conquest. The asset’s architectural interest is enhanced by its later connection to the famed Gothic 

revival architect Sir George Gilbert Scott (1811-1878). As a Grade I listed building, it is a heritage 

asset of high significance. 

6.3.98. The asset is defined and experienced by its location on High Street, within the historic core of 

Houghton Conquest. The asset’s immediate setting is also defined by its relationship with its 

churchyard, and by the Grade II listed Houghton Conquest War Memorial (A108). The asset is 

further defined and experienced by the surrounding open rural landscape which is visible in long 

views out from its churchyard and from High Street. The asset has an important relationship with the 

Grade II listed The Old Rectory. The asset is also defined by its relationships with other designated 

heritage assets within the village. Rookery South ERF and the wind turbine are noticeable in views 

towards the church from High Street. However, this has not detracted from the asset’s significance. 

Taken overall, setting makes a high contribution to the asset’s significance. 
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ASSETS IN ELSTOW 

Elstow Conservation Area (A10) 

6.3.99. The name Elstow is believed to be a Saxon name, and an early Saxon cremation, dating from the 

5th to 6th century, was discovered in an excavation on the Elstow Abbey site. A highly decorated 

Saxon cross shaft was found within the walls of the Parish Church of St Mary and St Helena (A74) 

during repairs in the 19th century (Baker, 1966-68). The conservation area is located 860m to the 

northeast of the Lake Zone of the Site and was designated in 1970. The 12th century abbey church, 

initially dedicated to St Mary and the Holy Trinity, now forms part of the parish church of St Mary and 

St Helena. The detached tower also formed part of the abbey; it was originally constructed in the 

13th century but rebuilt in the 15th century. Fishponds, once fed by Elstow Brook and located 

southwest of the abbey, were partly levelled but are traceable on 19th century and 20th century 

Ordnance Survey maps. The presence of Elstow Abbey spurred the development of guesthouses, 

workshops, and shops, with houses on High Street constructed between the 13th and 17th 

centuries. Henry II's grant of an annual fair transformed the Green into a hub for markets and fairs. 

The 'Moot Hall,' originally The Green House, served as a focal point for village gatherings from the 

15th century (Bedford BC, 2010). 

6.3.100. The Manor continued to be held by Elstow Abbey until 1539 when it was surrendered to the Crown 

under the Dissolution of the Monasteries. Subsequently, the abbey church underwent partial 

demolition, with part of the nave retained to serve as the main body of the current parish church. 

Dating back to the Norman era, the church's eastern bays are original to the abbey, while the 

western bays were added in the 13th century. Extensive restoration occurred in c.1881 by T. J. 

Jackson of Bedford. 

6.3.101. The manor passed through several hands including those of the Hillersdon family, responsible for 

the construction of Hillersdon Mansion in c.1620-30, using stones from the old abbey complex. 

Partially demolished between 1767 and 1781, remnants of the mansion are visible on the 1767 

parish map. In 1782, the manor was sold to Samuel Whitbread of Southill, while the mansion's ruins 

endured. The 1767 parish map illustrates the village layout, featuring buildings along High Street, 

narrow plots to the rear, and housing clustered around the north and west side of the Green (Page, 

A History of the County of Bedford: Volume 3, 1912). 

6.3.102. John Bunyan (1628-88), the renowned preacher and writer, was born in 1628 in a cottage in the 

nearby hamlet of Harrowden, east of Elstow. He was christened in Elstow's parish church and spent 

his early years in the village. His former cottage on the west side of the north end of High Street, just 

outside the current conservation area boundary, was demolished in 1968. 

6.3.103. Elstow's village school, erected in 1874 in response to the Education Act of 1870, stands as a 

notable Victorian building at the north end of High Street. In the early-20th century, substantial 

development along High Street and adjacent areas took place. Additions included the Bunyan 

Meeting Chapel, constructed in 1910, and the village war memorial, erected in 1919. Elstow's Moot 

Hall, refurbished in 1951 during the Festival of Britain celebrations, now serves as a museum 

dedicated to 17th-century rural life and to John Bunyan. Despite surrounding development, little has 

changed within the conservation area itself, although encroaching development has continued from 

the mid- to late-20th-century onwards (Bedford BC, 2010). 
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6.3.104. The significance of the conservation area lies in the group of assets around Church End, particularly 

the Grade I listed Parish Church of St Mary and St Helena, the Grade I listed Parish Church Tower, 

and the Grade I listed Hillersdon Mansion and the scheduled Elstow Manor House (Remains of) 

(Plate 15). There are also other assets of high significance, such as the scheduled and Grade II* 

listed Moot Hall. The conservation area also contains timber framed buildings along High Street, 

important views from High Street across to the church and the tower, and to Hillersdon Mansion and 

the ruins of Elstow Manor House. The conservation area also has strong historic associations with 

John Bunyan (Bedford BC, 2010). While the western end of the conservation area appears open 

with early-20th century estate cottages set back from the road, it is only at the east end of West End 

that the medieval character of Elstow becomes apparent. As a conservation area containing multiple 

designated heritage assets of the highest grades, Elstow Conservation Area is a heritage asset of 

high significance. 

6.3.105. The setting of the conservation area is defined by the relationship of its designated heritage assets 

with each other and with the conservation area itself. The southern section of the conservation area 

is characterised by a rural landscape interspersed with houses and farm buildings along Wilstead 

Road. Views to the east are of Elstow Brook and the housing cluster on Bunyan’s Mead. Initially 

lined with trees, the west side of the conservation area offers picturesque vistas of pasture fields, the 

parish church, and its detached church tower, Hillersdon Mansion and the remains of Elstow Manor 

House. Properties along the east side of High Street create a sense of an enclosed space. There 

are some open fields to the west of the village, between Elstow and the A6 road which are vital to 

the maintenance of the rural village setting as these provide distant views of the church and tower, 

as well as the wider village itself. These have been recognised in the Local Plan as ‘Protected 

Views’. 

6.3.106. Throughout the conservation area, glimpses of the parish church and tower can be seen, especially 

from vantage points along High Street. Turning off High Street into Church End provides a sudden 

atmosphere of calm and quietness, which is the location of the conservation area's important cluster 

of highest-grade assets. However, this tranquillity is interrupted at its eastern boundary by 

Abbeyfields. The heritage assets in Church End are the Grade I listed parish church, and Grade I 

listed tower, the scheduled and Grade II* listed Moot Hall, the scheduled Elstow Manor House and 

Grade I listed Hillersdon Mansion. The group is completed by the Grade II listed 208, 209 and 210, 

Church End, the Grade II listed The Old Vicarage, and the Grade II listed Base of Market Cross. 

Glimpsed views from Elstow to the Greensand Ridge are also an important part of the setting of the 

heritage assets at Elstow. Taken overall, setting makes a high contribution to the asset's 

significance. 
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Plate 15: View of the scheduled Elstow Manor House (Remains of), the Grade I Listed 

Hillersdon Mansion, the Grade I Listed Parish Church of St Mary and St Helena and the Grade 

I Listed Parish Church Tower; viewed looking southwest from High Street, Hillersdon 

Mansion (A73) and Elstow Manor House (Remains of) (A3).

6.3.107. The Grade I listed Hillersdon Mansion, formerly a ruined nunnery gateway, is located on Church End

Road, within the Elstow Conservation Area. The asset is located 1km to the northeast of the Lake 

Zone of the Site. The asset is located within the boundary of the scheduled Elstow Manor House 

(Remains of). Hillersdon Mansion was commissioned by Sir Thomas Hillersdon (d. 1623) and 

constructed in c.1620 to 1630. The house incorporated remains of the 14th century Benedictine 

abbey and was partially dismantled in the 1770s. The remains of the house are constructed of partly 

coursed rubble with red brick masonry, ashlar dressings and a porch faced with Totternhoe clunch. 

Only portions of the east and complete north elevations remain, with a projecting porch. The house 

was formerly linked to the parish church.

6.3.108. The scheduled Elstow Manor House (Remains of) is generated from an Old County Number (OCN)

(NHLE ref: 1005405) (Historic England, 2024) and is located 980m to the northeast of the Lake 

Zone of the Site. The Grade I listed Hillersdon Mansion was first designated in May 1952 and 

amended in May 1984 (NHLE ref: 1321607; Plate 15) (Historic England, 2024).

6.3.109. The assets have high archaeological, architectural and historic interest as a focal point of the Elstow

Conservation Area, formerly high-status residences and key buildings within the village and wider 

neighbourhood, along with the Parish Church of St Mary and St Helena (A74), the associated Parish 

Church Tower (A75) and the Moot Hall (A4 and A84). The assets’ historic interest is increased by 

their connection to the Hillersdon family, while the association with the 14th century Benedictine 

abbey, also enhances their archaeological and historic interest. As a scheduled monument Elstow 

Manor House (Remains of) is a heritage asset of high significance. As a Grade I listed building, 

Hillersdon Mansion is a heritage asset of high significance.
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6.3.110. The assets’ immediate setting is defined and experienced by their relationship with each other and 

to the Parish Church of St Mary and St Helena (A74), the associated Parish Church Tower (A75), 

fishpond and Elstow Brook. The immediate group includes the Grade II listed 208, 209 and 210, 

Church End (A72). The wider group on Church End is also completed by the scheduled and Grade 

II* listed Moot Hall (A4,84), the Grade II listed The Old Vicarage (A81), and the Grade II listed Base 

of Market Cross (A82). The assets are part of the group reached by turning off High Street into 

Church End. There are few cars, and this part of the conservation area is marked by calm and 

tranquillity, although this quietness partially gives way around the assets, which are also 

experienced by traffic noise from nearby Abbeyfields. The assets are further defined by their 

relationships with the wider conservation area and village, and with other designated heritage assets 

in Elstow. Taken overall, setting makes a high contribution to significance. 

Parish Church of St Mary and St Helena (A74) 

6.3.111. The Parish Church of St Mary and St Helena is located on Church End Road, in the Elstow 

Conservation Area. It is located 1km to the northeast of the Lake Zone of the Site. The asset was 

formerly a part of an abbey church belonging to a Benedictine nunnery founded in c.1078 by Judith 

of Lens (c. 1054-after 1086), the niece of William I. Originally constructed in the early-13th century 

from the remnants of a 12th-century abbey, the church was altered during the 15th and late-16th 

centuries. The church was later extensively restored in c.1881 by T. J. Jackson of Bedford. The 

asset was listed at Grade I in 1964 (NHLE ref: 1114168; Plate 16) (Historic England, 2024). The 

asset is built in coursed rubble with ashlar dressings, with the five bay nave and aisle part of the 

former abbey church, with the east end blocking wall dating from its post-Dissolution history. The 

Clerestory was rebuilt in 1881; the church windows were also restored at the same time. 

 

Plate 16: the Grade I Listed Parish Church of St Mary and St Helena and the Grade I Listed 

Parish Church Tower; viewed looking southeast. 
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6.3.112. The asset has high architectural and historic interest as a notable 13th century former abbey church, 

originally constructed from the remnants of a 12th century building. The church’s post-Dissolution 

survival allowed it to continue as Elstow’s parish church, remaining the centrepiece of the local 

community. The asset’s historic interest is enhanced by its connection to Judith of Lens and to John 

Bunyan. The asset forms an integral part of a significant group of buildings in Church End, including 

the Grade I listed Church Tower (A75) and the scheduled Elstow Manor House (A3) and the Grade I 

listed Hillersdon Mansion (A73). Glimpsed views from Elstow to the Greensand Ridge are also an 

important part of the setting of the heritage assets at Elstow. The asset also illustrates the village’s 

former monastic history. As a Grade I listed building, it is a heritage asset of high significance. 

6.3.113. The asset is defined and experienced by its key historic and visual relationships with the Grade I 

listed Parish Church Tower (A75), the Grade II listed The Old Vicarage (A82) and with its 

churchyard. Together, the church and tower also form an important group with the scheduled Elstow 

Manor House (A3) and the Grade I listed Hillersdon Manor (A73) and with the scheduled and Grade 

II* listed Moot Hall (A84). The asset stands as a prominent landmark and focal point of the 

conservation area, visible from multiple vantage points. The asset is part of the group reached by 

turning off High Street into Church End. There are few cars, and this part of the conservation area is 

marked by calm and tranquillity, although this quietness partially changes around the asset itself, 

which is experienced by traffic noise from nearby Abbeyfields. The group is completed by the Grade 

II listed 208, 209 and 210, Church End (A72) and the Grade II listed Base of Market Cross (A82). 

The remains of the market cross are a reminder of the centrality of The Green to Elstow and of the 

village’s monastic history. The asset is also experienced by its relationships with the wider 

conservation area and village, and with other designated heritage assets in Elstow. Taken overall, 

setting makes a high contribution to significance. 

Parish Church Tower (A75) 

6.3.114. Parish Church Tower on Church End Road, in the Elstow Conservation Area, is a freestanding 

structure northwest of the church. It is located 1km to the northeast of the Lake Zone of the Site. 

Dating to the 15th century, the asset is constructed of coursed rubble with ashlar dressings. Its 

notable architectural features include four stepped diagonal buttresses, string courses, an embattled 

parapet, a small lead spire, and a turret on its northwest corner. The asset was listed at Grade I in 

1964 (NHLE ref: 1312577; Plate 16) (Historic England, 2024).  

6.3.115. The asset has high architectural and historic interest as a 15th-century church tower, formerly part of 

the abbey church. Its post-Dissolution survival increases its historic interest. The asset illustrates the 

village’s former monastic history. As a Grade I listed building, it is a heritage asset of high 

significance. 
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6.3.116. The asset is defined and experienced by its key visual and historic relationships with the Grade I 

listed Parish Church of St Mary and St Helena (A74), with the Grade II listed The Old Vicarage (A81) 

and with its churchyard. Together, the tower and the parish church (A74) also form an important 

group with the scheduled Elstow Manor House (A3) and the Grade I listed Hillersdon Mansion (A73) 

and with the scheduled and Grade II* listed Moot Hall (A84). The asset stands as a prominent 

landmark and focal point of the conservation area, visible from multiple vantage points. The asset is 

part of the group reached by turning off High Street into Church End. There are few cars, and this 

part of the conservation area is marked by calm and tranquillity, although this quietness partially 

gives way around the asset itself, which is experienced by traffic noise from nearby Abbeyfields. 

This group is completed by the Grade II listed 208, 209 and 210, Church End (A72) and the Grade II 

listed Base of Market Cross (A82). The remains of the market cross are a reminder of the centrality 

of The Green to Elstow and of the village’s monastic history. Glimpsed views from Elstow to the 

Greensand Ridge are also an important part of the setting of the heritage assets at Elstow. The 

asset is also experienced by its relationships with the wider conservation area and village, and with 

other designated heritage assets in Elstow. Taken overall, setting makes a high contribution to 

significance. 
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7 IMPACT TO HERITAGE SIGNIFICANCE 

7.1 PROPOSALS RELEVANT TO THE ASSESSMENT 

7.1.1. The Proposed Development comprises the construction of theme park and supporting facilities; 

resort complex; transportation hub including internal access routes, new/expanded rail stations at 

East Gateway Zone and West Gateway Zone, overbridge and underbridge modifications within East 

Gateway Zone, utility compound and utility infrastructure; carpark; visitor accommodation; mixed-

use including sports complexes, entertainment venues, conference and/or convention venues, a 

Highway Service Area, and warehouses; and temporary construction works. 

7.1.2. This section assesses the likelihood for the Proposed Development have an impact on the heritage 

significance of buried and above ground heritage assets during construction and operation.  

7.1.3. The Construction Phase will entail ground disturbance which would have an impact on buried 

heritage assets, such as preliminary ground works, site strip, topsoil removal, demolition, 

remediation, landscaping, planting, excavation for basements, foundations, services, drainage and 

lighting. It would also include some modifications to railway crossings in East Gateway Zone.  

7.1.4. In terms of Construction Phase impacts to the setting of above ground heritage assets, note that 

these are presented in Section 10.7 of Chapter 10: Cultural Heritage (Volume 1). The 

Construction Phase is temporary and has been informed by the results of the site visits, as well as 

an evidence base through liaison with the Landscape team, utilisation of the ZTV, and reference to 

Chapter 7: Landscape and Visual Assessment (Volume 1), Appendix 7.1: Technical 

Methodology: Photography, 3D Modelling, Accurate Visual Representations (Volume 3). 

Reference is also made to Reference is also made to Chapter 9: Noise and Vibration (Volume 1), 

Appendix 9.2: Construction Noise and Vibration Assessment (Volume 3), and Appendix 9.3: 

Construction and Operational Road Traffic Noise Assessment (Volume 3).  

7.2 ASSUMPTIONS USED TO INFORM TOPIC ASSESSMENT 

7.2.1. The Operational Phase would not have an impact on buried heritage assets, but rather an impact on 

the significance of above ground heritage assets, due to permanent changes to their setting. The 

assessment is based on the following assumptions: 

 The assessment has considered maximum heights (above ground level) as set out  in Table 2-1 

Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-

2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: Description of the 

Proposed Development (Volume 1).  

 Increased noise levels anticipated from visitor traffic and operational activities across the theme 

park, transportation hub, visitor accommodation, and mixed-use development, persisting all day; 

and 

 Artificial lighting would be required during the night for the operational activities of the theme 

park, visitor accommodation, transportation hub, Highway Service Area, and mixed-use 

development, including sports complexes and entertainment venues. 

7.2.2. It should be noted that only permanent (Operational Phase) settings impacts are presented in this 

report for above ground heritage assets situated outside the Site. Temporary Construction Phase 

impacts are presented in Section 10.7 of Chapter 10: Cultural Heritage (Volume 1). 
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7.2.3. Professional judgement is used to consider the impact (the magnitude of change) of future 

development on the significance of known heritage assets. This is assessed in NPPF terms, prior to 

the implementation of an agreed mitigation programme, as ‘no harm’, ‘less than substantial harm’, 

‘substantial harm’ or ‘total loss of significance’ and is set out in Table 7-1. The table also includes for 

reader convenience, reference to the levels of environmental effect used in EIA methodology, as set 

out in Chapter 10: Cultural Heritage (Volume 1). 

7.2.4. Table 7-1 only includes those impacts at the upper range of less than substantial harm (‘Significant’ 

in EIA terms and the equivalent to ‘Moderate Adverse’ or ‘Major Adverse’ effects). Table B-1 of 

Annex 2: Non-Significant Setting Impacts lists all assets that are predicted to experience impacts 

not at the upper range of less than substantial harm (non-significant effects in EIA terms, i.e., ‘minor 

adverse’ or ‘negligible’ in EIA terminology). This is because a considerable number of assets fall into 

this category, associated with impacts to setting, changing how the asset is understood and 

appreciated. 

7.2.5. It is important to note that the mitigation strategy accounts for Site-wide impacts, including topsoil 

stripping and other localized impacts as identified below, and these will be mitigated through a 

program of targeted archaeological excavation in parts of the Site where the evaluation revealed 

significant remains. Archaeological excavation will record remains down to natural geology 

irrespective of any localized deeper impacts. Refer to Appendix 10.3: Archaeological Mitigation 

Strategy (Volume 3) for detailed mitigation strategy. 

CONSTRUCTION PHASE 

Site Preparation 

7.2.6. It is assumed that topsoil would be stripped across the entire Site as part of the enabling works in 

advance of construction to accommodate work areas, construction compounds, topsoil storage 

areas, and temporary access roads as well as the construction areas themselves. This preliminary 

stripping is likely the most significant archaeological impact. Removal of topsoil is a potential impact 

as it exposes archaeological remains that may be present immediately beneath the topsoil. These 

remains could be affected by movement of vehicles and plant involved in construction activities, 

such as rutting and compaction. Moreover, topsoil removal without archaeological supervision may 

lead to overstripping, impacting archaeological remains located beneath the topsoil, or 

understripping, where archaeological features are concealed beneath a thin layer of topsoil but are 

then exposed and unprotected from subsequent construction activities. 

7.2.7. For the purposes of this assessment, it is assumed that ground disturbance from preliminary topsoil 

strip will reach a depth of 0.5mbgl, which, given the shallow depth below ground of the natural 

geology, could cause localized truncation of any archaeological remains present within the footprint 

of these works. Recent geotechnical investigation in the area does not report modern made ground 

within the land south of Manor Road (Core Zone and West Gateway Zone), except for small 

patches, with topsoil depths ranging from 0.2m to 0.3m. Conversely, within the land north of Manor 

Road (Lake Zone), topsoil depth varies across the arable land from 0.2m to 0.3m, with intermittent 

shallow patches. Modern made ground depths also vary, reaching up to 1.0m in Lake Zone, with 

above ground mounds of demolition material. 
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7.2.8. In all likelihood, the proposed removal of topsoil within Core Zone, West Gateway Zone, and Lake 

Zone, poses significant risks of uncovering archaeological remains. Within Core Zone and West 

Gateway Zone, potential impacts are anticipated on the following archaeological remains: the 

Roman farmstead (site 1), Iron Age settlement enclosures and routeway (site 2), Iron Age and 

Roman settlement enclosures (site 3), the Medieval moated settlement with associated enclosures 

(site 4)’ and multi-phased settlement features (within Lake Zone). These sites are likely situated 

beneath the uppermost layers of topsoil. Given the assumed maximum depths of topsoil at 0.5mbgl, 

with typical depths ranging from 0.2 to 0.3m in both areas, excavations exceeding depth could result 

in truncation or removal of archaeological remains and its context. Refer to Appendix 10.3: 

Archaeological Mitigation Strategy (Volume 3) and Section 8 for details on mitigation strategy. 

7.2.9. Site preparation in the East Gateway Zone, would initially entail the clearance of the existing 

vegetation cover. Clearance may disturb archaeological remains, in addition to the site strip referred 

to above. 

Removal Of Existing Hedges In The Core Zone 

7.2.10. It is assumed for the purposes of this assessment that a mature historic hedgerow within the Core 

Zone, which marks a north-south boundary between the historic parishes of Kempston and Wootton 

would be removed. The hedgerow is important and protected under the Hedgerow Regulations 

1997. 

7.2.11. The impact of the removal of existing trees/hedges, would depend on the method used. If the trees 

were cut down to ground level, the stumps chemically treated, and the roots left to decay in situ 

there would be no impact on archaeological remains. If, however, the stumps were to be removed 

by digging or grinding this could disturb any archaeological remains adjacent, up to an estimated 

depth of 1.0mbgl. Subsequent localised disturbance from topsoil removal (see Section 7.2.6) will not 

cause any additional disturbance in these localised areas. 

Ground Remediation 

7.2.12. There is potential for localized ground contamination within the land north of Manor Road related to 

the 20th century Brickworks industry, which may have resulted in ground contamination through 

heavy metals like lead, coal ash, chemicals used in production, improper waste disposal, and 

potentially asbestos from building materials. Archaeological survival within the area of the former 

quarries is nil and within the area former brickworks, negligible.  

7.2.13. Ground remediation, if required, could potentially entail excavating and removing contaminated 

ground along with any archaeological remains contained within it, to the maximum depth of 

excavation. This may extend to greater depths than the assumed level of disturbance from 

preliminary topsoil removal and will completely remove any archaeological remains within the 

footprint of the remediation. Following the removal of contaminated material, the ground would be 

built up to the required level with modern and archaeologically sterile fill. If any archaeological 

remains survived the initial excavation, subsequent groundworks for foundations and services, etc., 

would only impact such remains if these works extended below the depth of the modern fill. Refer to 

Appendix 10.3: Archaeological Mitigation Strategy (Volume 3) for details on the mitigation 

strategy.  
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Hard And Soft Landscaping 

7.2.14. Any hard and soft landscaping and/or terracing to create a level surface prior to construction would 

partially or completely remove any archaeological remains that might have survived the initial site 

strip. 

Construction Works 

7.2.15. Any archaeological remains which has survived the initial strip would be partially or completely 

removed where ground levels would be further reduced, i.e. for buildings, car parking and road 

construction. 

7.2.16. The foundation strategy has not yet been finalised but all buildings other than minor structures are 

assumed to have piled foundations. Smaller structures are assumed to have standard pad, strip or 

raft foundations.  

7.2.17. Any archaeological remains within the footprint of each pile would be removed as the pile is driven 

downwards. The severity of the impact would therefore depend on the pile size, type and pile 

density (Historic England Piling and Archaeology guideline 2019b). Where the piling layout is 

particularly dense, it is in effect likely to make any surviving archaeological remains, potentially 

preserved between each pile, inaccessible in terms of any archaeological investigation in the future. 

The insertion of pile caps and connecting ground beams, along with the excavation of a pile guide 

trench, typically extend no more than 1.0–1.5mbgl and would remove any archaeological remains 

within the footprint of these works to this depth. This impact will extend below the general truncation 

caused by the preliminary topsoil strip. 

7.2.18. Standard pad, strip or raft foundations: Standard pad or strip foundations, where proposed, would 

entail the removal of any archaeological remains within the footprint of each excavated pad or strip 

to a typical depth of 1.0–1.5mbgl. The excavation for raft foundations, where proposed, would 

remove archaeological remains within the footprint of the raft to a typical depth of 0.5–1.0mbgl, with 

localised deeper excavation up to a further 0.5m for ground beams. It is possible that the bases of 

deep cut archaeological features such as pits, ditches and wells would remain intact beneath these 

impact levels, but their context could be lost. The impact will be greatest where these foundations lie 

outside the footprint of existing or previous brick work industry (i.e., where archaeological survival is 

likely to be highest); an estimated 75% of the footprint of the proposed new buildings within the Site 

would fall outside the footprint of the existing and former previous brick work industry within the Site. 

7.2.19. Utility Compound and Basements: The construction of utility compound and basements (if proposed) 

would completely remove any archaeological remains within the footprint to the depth of their 

excavation. These are likely to completely remove any archaeological remains within their footprint. 

It is assumed for the purposes of this assessment that the basement would be excavated following 

the insertion of the perimeter wall, and prior to the insertion of piled foundations. 

7.2.20. Lift pits: It is assumed that one or more lifts would be incorporated into the design of any new 

buildings over two storeys in height. The proposed lift pits would extend to a depth of 1.5m below 

the foundation slab formation level. This would remove any archaeological remains within their 

footprint, with the possible exception of the bases of deep cut features like pits and wells. Refer to 

Appendix 10.3: Archaeological Mitigation Strategy (Volume 3) and Section 8 for details on 

mitigation strategy. 
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Roadway and Rail Related Development 

7.2.21. Transport Infrastructure includes the construction of A421 slip roads, connections from A421 and 

existing Bedford Road to the Site with a grade-separated crossing of East West Rail (EWR), 

improvements to existing roads such as Manor Road, Broadmead Road, Ampthill Road, and 

Bedford Road, as well as the creation of new public roadways through development zones to 

facilitate local access. 

7.2.22. Rail Related Development: The construction of the expanded Wixams Rail Station and safeguarded 

land for a new EWR Station at Kempston Stewartby. 

7.2.23. The thickness of the road would be 0.5m, as assumed here for the purpose for this assessment. 

Recent GI data from within the Proposed Development area shows the absence of modern made 

ground, indicating no prior archaeological disturbance in the majority of the Site except for the area 

related to the development of the existing A421, where archaeological remains would have likely 

been truncated during the prior development. Archaeological findings could exist at a shallow depth 

below the natural geology. Based on the topsoil depths ranging from 0.2m to 0.3m, construction of 

the new access road could impact any archaeological remains which had survived the initial topsoil 

strip. 

7.2.24. If the proposed access road in the south of Manor Road will utilize the existing Public Right of Way 

(PRoW) and ground disturbance is less than 0.2 mbgl, the impact is anticipated to be negligible. 

However, in the case of relocation of the PRoW, raised bridge, embankment, and local mound re-

profiling with surrounding ground level, 'cut' activities, involving reducing ground level locally, where 

they extend below 0.2m, would truncate or entirely remove any archaeological remains within the 

footprint of the works, the degree of impact depending on the depth of the cut. 

7.2.25. A review of LiDAR data, Google Earth aerial photography, and historical mapping indicates that the 

area proposed for ground reduction is within agricultural land. Consequently, the proposed re-

profiling is likely to have an archaeological impact. 

Service/Utilities Trenches/New Drainage 

7.2.26. Any proposed new drainage, service trenches and culverts are assumed for the purposes of this 

assessment to extend to a depth of 1.0–1.5mbgl. Across most of the Site, this would completely 

remove any archaeological remains within the footprint of these works, though the bases of cut 

features (e.g. pits and ditches) may potentially survive beneath this truncation. In areas of the Site 

underlain by alluvium, earlier archaeological remains (particularly Iron age and Roman) may survive 

this level of truncation. 

Excavation of Saline Lagoon and Other Water Bodies 

7.2.27. The proposed new water bodies would be excavated to assumed maximum depths of 4.0–5.0mbgl. 

In the deeper parts, this excavation is likely to extend below the existing clay pits and may even 

extend beyond the footprint of previous clay pits, potentially causing localized truncation of any 

archaeological remains present. The scheduled monument will not be impacted, as it is not located 

on alluvium (i.e., it is not in a flood-prone area). It is a terrestrial/dry site that is unaffected by current 

hydrology in the area, and it will not be affected by any changes to water levels that might occur 

elsewhere on the Site. 
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7.2.28. The Kempston Hardwick moated site (A2), a scheduled monument located adjacent to the south-

eastern boundary of the Lake Zone, is situated outside the alluvial floodplain, as confirmed by BGS 

(2024) mapping. It lies within flood zone 1, indicating a low probability of flooding and exempting it 

from flood risk assessment requirements. The stable, impermeable geology and planned activities 

are designed to maintain hydrological stability, ensuring no changes to groundwater conditions, as 

there are no elements of the construction proposals that would alter the baseline conditions from this 

perspective. The monument is not located on 'soft' deposits, such as alluvium, which alleviates 

concerns regarding ground instability and ensures the asset's stability. BGS (2024) mapping 

confirms that the asset is outside the alluvial floodplain. Based on desktop information it is not 

hydraulically linked with existing or proposed surface water systems (Chapter 12: Water 

Resources (Volume 1) Table 12-3; Figure 12.2: Risk of Flooding from Surface Water (EA) 

(Volume 2) and Figure 12.1: Risk of Flooding From Rivers (IDB) (Volume 2).  

Planting of New Trees and Hedges 

7.2.29. Ground intrusion from the proposed tree planting and subsequent root action is assumed for the 

purposes of this assessment to reach a depth of 1.0–1.5mbgl. This would entirely remove or 

severely disturb any archaeological remains at the tree location. 

Highway Service Area and Approach Road 

7.2.30. The proposed new Highway Service Area and approach roads within the West Gateway Zone would 

remove archaeological remains within their footprint, primarily due to the installation of underground 

tanks and foundation associated with the Highway Service Area. 

7.2.31. It is important to note that the mitigation strategy accounts for site-wide impacts due to topsoil 

stripping, estimated at 0.5m, and includes targeted archaeological excavations in areas with 

significant remains. These excavations will document down to the natural geology, addressing any 

deeper impacts. 

Underbridge and Overbridge Construction and Repair Work 

7.2.32. The underbridge and overbridge construction and repair activities within the East Gateway Zone will 

entail modification to historic fabric. The details of construction are not yet confirmed, but in terms of 

ground disturbance beyond the existing railway embankment this work is assumed here to be highly 

localised, e.g. pile footprints.  

OPERATIONAL PHASE 

7.2.33. The Site does not contain any nationally designated (protected) heritage assets, such as scheduled 

monuments, listed buildings or registered parks and gardens. There are a number of such assets 

however in the environs around the Site, and the impact to the significance of these assets through 

proposed changes to their setting is considered in this section. 
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7.2.34. Significant impacts to designated and non-designated heritage assets, both within and beyond the 

5km study area, were determined using professional judgement, and informed by the results of the 

site visits, as well as by liaison with the Landscape team, utilisation of the ZTV, and reference to 

Chapter 7: Landscape and Visual Impact Assessment (Volume 1), Appendix 7.1: Technical 

Methodology: Photography, 3D Modelling, Accurate Visual Representations (Volume 3). 

Reference is also made to Chapter 9: Noise and Vibration (Volume 1), Appendix 9.2: 

Construction Noise and Vibration Assessment (Volume 3), Appendix 9.4: Operational Noise 

Assessment (Volume 3), and Appendix 9.5: Demonstration of Compliance with Operational 

Phase Noise Limits (Volume 3).  

7.2.35. It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel 

accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 
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7.3 IMPACT ASSESSMENT

7.3.1.  Table 7-1 sets out predicted significant impacts to heritage assets during the Construction and Operational Phases, along with the level of harm using

NPPF terminology, prior to the implementation of an agreed mitigation strategy.

Table 7-1 –Impact to the Significance of Heritage Assets, prior to the implementation of an agreed mitigation strategy

Asset  Heritage
Significance

Impact/Change NPPF Level of Harm 

Possible Terminal 
Palaeolithic remains 
(The Site; uncertain 
possibly low 
potential) 

Medium or 
High 

Construction Phase: site preparation, including preliminary work, topsoil stripping, construction 
compound establishment, ground landscaping, and construction activities 

Note: Potential Terminal Palaeolithic remains (see Sections 4.5and 5.2) will be deeply buried 
within or beneath Head deposits and are unlikely to be affected by shallow ground disturbances. 
These remains would only be impacted by deep ground disturbances extending into or below 
the Heads. 

Total loss of significance 

(Moderate or Major 
Adverse in EIA terms). 

Early Roman 
farmstead (Core 
Zone, site 1) 

High Construction Phase: site preparation, including preliminary work, topsoil stripping, construction 
compound establishment, ground landscaping, and construction activities 

 

 

 

 

 

 

 

Total loss of significance 

(Major Adverse in EIA 
terms)  

Iron Age farmstead 
and trackway (Core 
Zone, site 2) 

High Total loss of significance 

(Major Adverse in EIA 
terms)  

Iron Age/Roman 
settlement and 
trackway (Core 
Zone site 1, and 
West Gateway 
Zone) 

High Total loss of significance 

(Major Adverse in EIA 
terms)  
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Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

Medieval moated 
site (Core Zone) 

Medium Total loss of significance 

(Major Adverse in EIA 
terms)  

Medieval/post-
medieval 
agricultural remains 
(the Site) 

Low Total loss of significance 

(Major Adverse in EIA 
terms)  

Possible, disturbed 
archaeological 
remains (East 
Gateway Zone) 

Low or 
Medium 

Total loss of significance 

(Minor or Moderate 
Adverse in EIA terms) 

Historically 
Important 
Hedgerow (Core 
Zone) 

Medium Construction Phase:  the north -south mature hedgerow that follows the ancient parish 
boundary would be removed prior to construction.  

Total loss of significance 

(Minor Adverse in EIA 
terms)  

Historic landscape Low Construction Phase: removal of field boundaries shown on historic maps. Total loss of significance 
(Minor Adverse in EIA 
terms). 

Kempston Hardwick 
moated site 
(scheduled 
monument 

High (setting 
medium 
contribution) 

Construction Phase: The Kempston Hardwick moated site, a scheduled monument located 
adjacent to the southern boundary of the Lake Zone and approximately 30 meters from 
proposed construction activities, is unlikely to experience direct physical impacts. Nonetheless, 
the potential for temporary noise and vibration during the Construction Phase necessitates 
adherence to the requirements outlined in Appendix 9.2: Construction Noise and Vibration 
Assessment (Volume 3) and Section 3.7 of Appendix 2.3: Outline Construction 
Environmental Management Plan (OCEMP) (Volume 3). 

Construction Phase: no 
effect. 

Operational Phase: Less 
than substantial harm 
(Moderate Adverse in 
EIA terms)  
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Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

While the asset is unlikely to experience direct physical impacts, the vibration assessments for 
piling and vibratory rollers have evaluated that, at 30m, the asset, like the moated site, has a 
predicted maximum of 2.4 mm/s peak particle velocity (PPV) from vibratory rollers and 5.8 mm/s 
PPV from piling. BS 5228-2 gives a guideline value of 15 mm/s PPV at a frequency of 4 Hz as 
the minimum needed to result in cosmetic damage to light-framed, unreinforced above ground 
structures. Piling is unlikely to generate vibrations at frequencies as low as 4Hz. Values of <6 
mm/s PPV would not be significant for above ground structures. In addition, structural remains 
(e.g. foundations) that might survive below ground and encased in soil would be less 
susceptible to damage than above ground structures. The risk of damage due to vibration is 
therefore considered negligible. As outlined in Appendix 2.3: OCEMP (Volume 3), it is 
recommended that ground borne vibration from construction related activities is limited to no 
more than 2mm/s peak particle velocity (PPV) at the monument, reflecting both the sensitive 
nature of the asset and unknowns regarding its structural integrity. Should vibration levels 
approach this threshold, a strict monitoring program and a comprehensive Piling Risk 
Assessment will be required which shall take into account the above proposed vibration limit. 

To mitigate impacts, measures will include careful selection of construction methods, avoiding 
impact piling within 100 meters of sensitive receptors, replacing high-vibration equipment with 
less intrusive alternatives, and assessing vibration emissions during equipment selection (refer 
Appendix 9.2: Construction Noise and Vibration Assessment (Volume 3) and Section 3.7 
of Appendix 2.3: OCEMP (Volume 3). 

Operational Phase: The Proposed Development would introduce a new, extensive and visually 
intrusive built form into the immediate setting of the asset, removing surviving surrounding 
elements of the rural landscape.  

The asset is currently experienced by a semi-rural and former industrial landscape, which 
although interrupted by traffic, including lorries, from Manor Road, still retains an overall tranquil 
setting. The remaining rural landscape which forms part of the asset’s setting would be lost 
through the introduction of the new built forms of the Proposed Development, which would 
surround and dominate the asset.,  
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Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

The Proposed Development would also remove the asset’s relationships with archaeological 
remains within the Site itself. These connections are an important part of the asset’s setting and 
helps to understand it within its broader context.  

Noise from the Site’s operation would potentially be intrusive in the asset’s immediate setting. 
However, it should be noted that operational noise levels are measured to residential dwellings 
on Manor Road, which are located close to the asset. These would experience the highest noise 
levels from the Core Zone, resulting in a Moderate Adverse effect. However, north-facing 
facades to the rear would also be impacted by noise from the utility compound so no 'quiet' 
façade would be available, although ambient noise is already high for south facing facades. This 
would result in a Moderate Adverse effect.  

Sources of artificial lighting, especially at night, would also be intrusive. This would impact the 
asset’s overall setting and significantly change how the asset is experienced.  

Sources of 24/7 artificial lighting are likely, for example, from hotel accommodation, car parking, 
Highway Service Area, and/or the new train stations. Currently, the main light sources come 
from residential accommodation on Manor Road. The sources of artificial lighting would 
emphasise the loss of the asset’s semi-rural setting. 

The Site boundary includes existing residential dwellings. Lighting should not be worse than 
existing. Future built development will be no closer to the Kempston Hardwick medieval moated 
site than existing built form and such development should also be no taller than existing built 
development.  

Houghton House: a 
17th century 
mansion and 
associated 
courtyard and 
formal garden 
remains and Ruins 
of Houghton House, 
Houghton Park 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1- Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would be located directly in the line of sight of Houghton House 
and views out towards the northwest from the house’s principal elevation would be 
characterised and dominated by the new built form. The house was built and aligned to take 
advantage of the natural topography of the Greensand Ridge, with its wide and sweeping views 
northwest and west across the Marston Vale. These carefully designed views would be altered 

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  
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Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

(scheduled 
monument and 
Grade I listed) 

by the location, massing and height of the Proposed Development, which in turn would 
significantly change how the asset is currently experienced. Reference should be made to 
Appendix 7.1: Technical Methodology: Photography, 3D Modelling, Accurate Visual 
Representations (Volume 3), Viewpoint: PRoW at Houghton House, Ampthill (VP17). 

The site visit confirmed that although peripheral views include Rookery South ERF, the wind 
turbine, urban settlements, and distribution warehouses, the eye is still drawn to the overall 
surrounding rural landscape. This modern development is on a small or limited scale, while the 
wind turbine is not visually intrusive. In addition, Rookery South ERF has been designed to 
reflect the industrial history of the Stewartby Brickworks and does not seek to dominate the 
landscape. Consequently, it does not impact on the asset’s key views. 

The Proposed Development would also be prominent in views out looking northwest from key 
vantage points on the approach to the asset from Houghton Park Farm and its formal driveway. 
This is an important component of the asset’s setting, and the presence of the Proposed 
Development would impact the sweeping views currently enjoyed by those walking to or from 
Houghton House or walking amidst the ruins itself. This again would significantly change how 
the asset is currently experienced.  

Artificial lighting impacts would also be visually intrusive, especially at dusk or night. Currently 
the Site is characterised by rural farmland and by a cleared industrial site. The Proposed 
Development would introduce a new source of artificial lighting throughout. Sources of 24/7 
artificial lighting are likely, for example, from hotel accommodation, car parking, Highway 
Service Area, and/or the new/expanded train stations. Sources of artificial lighting would impact 
the designed views out from Houghton House across the Greensand Ridge, again changing the 
asset’s wider rural setting. This would also significantly change how the asset is experienced, 
either while walking within the ruins of the house itself, or in how it is experienced on foot when 
walking to and from the asset.  

The proposed new roads, new/expanded rail stations, transportation hubs, and car park would 
not be visually intrusive in the asset’s setting during the day, although artificial lighting impacts 
from these sources would be visible at dusk or night.  

Sources of 24/7 artificial lighting are also likely, for example from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences Page 95 of 118 

Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

Ampthill Castle: a 
medieval magnate's 
residence 
(scheduled 
monument) 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1- Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce a new and extensive built form in the Marston 
Vale, impacting the wide and sweeping views north and northwest out from the asset across the 
valley. The Grade II listed Katherine’s Cross, located within the area of the scheduled 
monument, would also be impacted. 

The site visit confirmed that although peripheral views include Rookery South ERF, the wind 
turbine, urban settlements, and distribution warehouses, the eye is still drawn to the overall 
surrounding rural landscape. This modern development is on a small or limited scale, while the 
wind turbine is not visually intrusive. In addition, Rookery South ERF has been designed to 
reflect the industrial history of the Stewartby Brickworks and does not seek to dominate the 
landscape. These developments have not changed how the asset is experienced. 

Artificial lighting impacts would also be visually intrusive, especially at dusk or night. Currently 
the Site is characterised by rural farmland and by a cleared industrial site. The Proposed 
Development would introduce a new source of lighting throughout, for example from the outdoor 
attractions and hotel accommodation. The proposed new roads, new/expanded rail stations, 
transportation hubs, and car park would not be visually intrusive in the asset’s setting during the 
day, although lighting impacts from these sources would be visible at dusk or night. Sources of 
artificial lighting would impact the intended views out from Ampthill Castle across the Greensand 
Ridge, changing the asset’s wider rural setting.  

The Proposed Development would significantly change how the asset is experienced.  

Sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  

Ampthill Park 
(Grade II registered 
park and garden) 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences Page 96 of 118 

Asset  Heritage 
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The Proposed Development would introduce a new and extensive built form in the Marston 
Vale, impacting the wide and sweeping views north and northwest out from the asset across the 
valley. These long views out across the Marston Vale were specifically emphasised by Lancelot 
‘Capability’ Brown; he designed the park to take advantage of the natural views afforded by the 
Greensand Ridge. The Grand Lookout, designed by Brown to allow for wide panoramic views of 
Park House, its pleasure grounds, and beyond that to views across the valley, would be 
particularly impacted by the Proposed Development. This would significantly change how the 
asset is currently experienced, permanently alter a key viewpoint designed by Brown, and 
change the overall relationship of the park and garden with the Grade II* listed Park House. 
Reference should be made to Appendix 7.1: Technical Methodology: Photography, 3D 
Modelling, Accurate Visual Representations (Volume 3), Viewpoint: Ampthill Park (VP24). 

The site visit confirmed that although peripheral views include Rookery South ERF, the wind 
turbine, urban settlements, and distribution warehouses, the eye is still drawn to the overall 
surrounding rural landscape. This modern development is on a small or limited scale, while the 
wind turbine is not visually intrusive. In addition, Rookery South ERF has been designed to 
reflect the industrial history of the Stewartby Brickworks and does not seek to dominate the 
landscape. These developments have not changed how the asset is experienced and have not 
impacted key views across the Greensand Ridge, particularly the Grand Lookout designed by 
Brown.  

Artificial lighting impacts would also be visually intrusive, especially at dusk or night. Currently 
the Site is characterised by rural farmland and by a cleared industrial site. The Proposed 
Development would introduce a new source of lighting throughout, for example from the outdoor 
attractions and hotel accommodation. This would again significantly change how the asset is 
currently experienced, by altering the overall amount of artificial lighting seen in views out from 
the asset across the Greensand Ridge, including key views out from the park from the Grand 
Lookout. The proposed new roads, new/expanded rail stations, transportation hubs, and car 
park would not be visually intrusive in the asset’s setting during the day, although lighting 
impacts from these sources would be visible at dusk or night.  

Sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 
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Asset  Heritage 
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Impact/Change NPPF Level of Harm 

Ampthill 
Conservation Area 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

Reference should be made to Appendix 7.1: Technical Methodology: Photography, 3D 
Modelling, Accurate Visual Representations (Volume 3), Viewpoint: Ampthill Park (VP24). 

The Proposed Development would introduce an extensive new built form in the Marston Vale, 
impacting the wide and sweeping views north and northwest out from this part of the 
conservation area across the valley and changing the setting of the asset at Ampthill Park. 

The site visit confirmed that although peripheral views out from this part of the conservation 
area include Rookery South ERF, the wind turbine, urban settlements, and distribution 
warehouses, the eye is still drawn to the overall surrounding rural landscape. This modern 
development is on a small or limited scale, while the wind turbine is not visually intrusive. In 
addition, Rookery South ERF has been designed to reflect the industrial history of the Stewartby 
Brickworks and does not seek to dominate the landscape. 

Artificial lighting impacts would also be visually intrusive, especially at dusk or night. Currently 
the Site is characterised by rural farmland and by a cleared industrial site. The Proposed 
Development would introduce a new source of lighting throughout, for example from the outdoor 
attractions and hotel accommodation.  

Sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 

The conservation area’s relationship to the Grade II* listed Park House and to the Grade II 
registered park and garden would also be impacted by the new built form in the wider Marston 
Vale landscape. 

The proposed roads, new/expanded rail stations, transportation hubs, and car park would not be 
visually intrusive in the asset’s setting during the day, although lighting impacts from these 
sources would be visible at dusk or night. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  
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Journeys to and from the conservation area would be impacted by the Proposed Development, 
from areas of high ground. However, much of the conservation area, and the majority of 
individual designated heritage assets located within its boundary, would not be impacted by the 
Proposed Development.  

Park House 
(Cheshire Home for 
The Disabled), 
Ampthill Park 
(Grade II* listed 
building) 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form in the Marston Vale, 
impacting the wide and sweeping views north and northwest out from Park House across the 
valley and changing the setting of the asset. Located on the high ground of the Greensand 
Ridge, the house was aligned northwest to southeast to take advantage of the area’s natural 
topography, which allows for long views north and northwest and west across the Marston Vale, 
The asset is also defined by views from key vantage points within the park, such as The Grand 
Lookout, designed by Brown to allow for wide panoramic views of the house, its pleasure 
grounds, and beyond that to views across the valley. This would significantly change how the 
asset is currently experienced, permanently alter a key viewpoint designed by Brown, and 
change the overall relationship of the Grade II* listed Park House with the Grade II Ampthill Park 
Registered Park and Garden. Reference should be made to Appendix 7.1: Technical 
Methodology: Photography, 3D Modelling, Accurate Visual Representations (Volume 3), 
Viewpoint: Ampthill Park House (VP23). 

The site visit confirmed that although peripheral views out from the asset include Rookery South 
ERF, the wind turbine, urban settlements, and distribution warehouses, the eye is still drawn to 
the overall surrounding rural landscape. This current modern development is on a small or 
limited scale, while the wind turbine is not visually intrusive. In addition, Rookery South ERF has 
been designed to reflect the industrial history of the Stewartby Brickworks and does not seek to 
dominate the landscape. 

In summary, the Proposed Development would be intrusive in key views out from the house 
across the Greensand Ridge, as well as on views of the house from the Grand Lookout, 

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  
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impacting on the house’s relationship with the park and garden, and significantly changing how 
the asset is currently experienced.  

Artificial lighting impacts would also be visually intrusive, especially at dusk or night. Currently 
the Site is characterised by rural farmland and by a cleared industrial site. The Proposed 
Development would introduce a new source of lighting throughout, for example, from the 
outdoor attractions and hotel accommodation. This would again significantly change how the 
asset is experienced, impacting particularly on key views out from the house across the 
Greensand Ridge.  

Sources of 24/7 artificial lighting are also likely, for example from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 

The proposed new roads, new/expanded rail stations, transportation hubs, and car park would 
not be visually intrusive in the asset’s setting during the day, although lighting impacts from 
these sources would be visible at dusk or night. 

Katherine's Cross 
Ampthill Park 
(Grade II listed) 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the setting of the 
asset. Located on the high ground of the Greensand Ridge, the asset is experienced by the 
panoramic views north and northwest across Park House and beyond that to the Marston Vale. 
It is also defined by its relationships with other designated assets within the park, notably to the 
scheduled Ampthill Castle and the Grade II* listed Park House. 

The site visit confirmed that although peripheral views include Rookery South ERF, the wind 
turbine, urban settlements, and distribution warehouses, the eye is still drawn to the overall 
surrounding rural landscape. This modern development is on a small or limited scale, while the 
wind turbine is not visually intrusive. In addition, Rookery South ERF has been designed to 
reflect the industrial history of the Stewartby Brickworks and does not seek to dominate the 
landscape. These developments have not changed how the asset is experienced. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  
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Artificial lighting would also be visually intrusive, especially at dusk or night. Currently the Site is 
characterised by rural farmland and by a cleared industrial site. The Proposed Development 
would introduce a new source of lighting throughout, for example, from the outdoor attractions 
and hotel accommodation.  

The proposed new roads, new/expanded rail stations, transportation hubs, and car park would 
not be visually intrusive in the asset’s setting during the day, although lighting impacts from 
these sources would be visible at dusk or night. 

The asset’s wider setting, characterised by the parkland designed by Brown, including the 
Grand Lookout, would be significantly impacted by the new built form, while the Proposed 
Development would change the asset’s overall relationship with the Grade II* listed Park House 
and the Grade II Ampthill Park Registered Park and Garden.  

Sources of 24/7 artificial lighting are also likely, for example from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 

Wootton 
Conservation Area  

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

Reference should be made to Appendix 7.1: Technical Methodology: Photography, 3D 
Modelling, Accurate Visual Representations (Volume 3), Viewpoint: Wootton Play Park, 
Wootton (VP32) which highlights the potential visual impacts of the Proposed Development at 
Wootton, albeit a view taken from the eastern edge of Wootton.  

The Proposed Development would introduce an extensive new built form into the asset’s wider 
setting, particularly visible in long views out towards the east from Church Road and Church 
Row, as confirmed on the site visit. 

The Proposed Development would be on a scale that would dominate the current low-rise built 
form which characterises the wider conservation area, including both its historic and modern 
development, and would impact the relationships of individual heritage assets located within its 
boundary, including those of the highest significance.  

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences Page 101 of 118 

Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

Journeys immediately into and out of the conservation area would also be impacted by views of 
the new built form, which would be intrusive in views out towards the Site, further changing how 
the asset is currently experienced.  

Sources of artificial lighting would also change how the conservation area is experienced. 
Currently, the only sources of lighting are within and immediately surrounding the conservation 
area, such as those from houses, and street lighting.  

Parish Church of St 
Mary the Virgin 
(Grade I listed) 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the wider setting 
of the asset, particularly visible in long views out towards the east from Church Road and 
Church Row, which leads to the church itself, as confirmed on the site visit.  

The Proposed Development would dominate the skyline in views out from Church Row, 
significantly changing how the Parish Church of St Mary is currently experienced, notably in 
journeys to and from the asset along this small, tranquil cul-de-sac. The Proposed Development 
would dominate the skyline in views out from Church Row, again significantly changing how the 
Parish Church of St Mary is currently experienced, notably in journeys to and from the asset 
along this secluded route. The asset is screened in views looking west towards Church Road by 
mature trees. However, views of the church are particularly important on Hall End Road and 
Cause End Road: this overall panoramic view would be impacted by the height and extensive 
nature of the Proposed Development. The asset’s relationship with the wider conservation area 
would also be impacted as a result.  

Artificial lighting would also be visually intrusive, especially at dusk or night and may be visible 
within Church Row itself, further changing the asset’s immediate setting.  

The church spire is a notable local landmark, designed to be seen in long views towards 
Wootton. The Proposed Development would challenge the asset’s prominence on the skyline, 
for example, in views out from Keeley Lane. This would impact the asset’s wider setting, 

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  
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impacting on its role as a landmark in the landscape, and further changing how the asset is 
currently experienced. 

The Proposed Development would significantly change how the asset is experienced.  

Wootton House 
(Grade II* listed) 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the asset’s wider 
setting, particularly visible in long views out towards the Site, currently characterised by a low-
rise built form and surrounding rural land, as confirmed on the site visit. 

Although the asset is defined by its own immediate grounds and by its surrounding trees and 
vegetation, Wootton House is a high-status asset located within the village and would have 
been designed to allow for long views out across the surrounding rural landscape, some of 
which was historically connected to the house. The nature of the Proposed Development means 
that views of the new built form would be prominent in this wider setting, while immediate 
journeys to and from the house, notably along Hall End Road, would also be impacted, as would 
the asset’s relationship with the wider conservation area. This would significantly change how 
the asset is currently experienced.  

Artificial lighting would also be visually intrusive, especially at dusk or night. Currently the asset 
is surrounded by a rural landscape, with the current sources of lighting primarily emanating from 
the village itself. These new sources of artificial lighting from the Proposed Development would 
further impact long views out from the asset towards the Site and would be visible from Hall End 
Road. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  

Former Stables to 
Wootton House 
(Grade II listed) 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1)..  

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  
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The Proposed Development would introduce an extensive new built form into the asset’s wider 
setting, particularly visible in long views out towards the Site, currently characterised by a low-
rise built form, as confirmed on the site visit.  

Although the asset is defined by its own immediate grounds and by its surrounding trees and 
vegetation, the former stables is an ancillary building to a high-status house located within the 
village. The nature of the Proposed Development means that views of the new built form would 
be prominent in the asset’s wider setting, while immediate journeys to and from the asset, 
notably along Hall End Road, as well as its relationship with the wider conservation area, would 
be impacted. This would significantly change how the asset is currently experienced. 

Artificial lighting would also be visually intrusive, especially at dusk or night. These new sources 
of artificial lighting from the Proposed Development would further impact long views out from the 
asset towards the Site and would be visible from Hall End Road. 

The Old 
Bakehouse, 23 and 
25, Church Road 
(Grade II listed) 

Medium 
(setting high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the asset’s wider 
setting, particularly visible in long views out towards the east from Church Road, currently 
characterised by a low-rise built form, as confirmed on the site visit.  

The Proposed Development would dominate the skyline in views out from Church Road, 
currently characterised by low-rise historic and modern development. The asset’s location on 
Church Road means that long views towards the Site would be impacted by the new built form, 
as would journeys to and from the asset along this road. The Proposed Development would also 
impact its relationship with the conservation area. This would significantly change how the asset 
is currently experienced.  

Artificial lighting would also be visually intrusive, especially at dusk or night. Currently the 
sources of artificial lighting are primarily from the village itself, including from houses and street 
lighting. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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21 and 23, Church 
Row (Grade II 
listed) 

Medium 
(setting high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the asset’s 
setting, particularly visible in long views out towards the east from Church Road, currently 
characterised by a low-rise built form, as confirmed on the site visit.  

The Proposed Development would dominate the skyline in views out from Church Row; despite 
tree coverage, this secluded cul-de-sac opens to allow long views out along Church Road 
towards the junction with Bedford Road and Cranfield Road. Beyond this, there is no built form 
visible at all. The nature and scale of the Proposed Development would impact this long view 
and the asset’s relationship with the wider conservation area. This would significantly change 
how the asset is currently experienced.  

Artificial lighting would also be visually intrusive in long views out towards the Site, especially at 
dusk or night. Currently the sources of artificial lighting are primarily from the village itself, 
notably from houses and street lighting. 

 

Less than substantial 
harm (Moderate 
Adverse in EIA terms)  

Wootton War 
Memorial (Grade II 
listed) 

Medium 
(setting 
medium 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1)..  

The Proposed Development would introduce an extensive new built form into the asset’s wider 
setting, particularly visible in long views out towards the east from Church Road, currently 
characterised by a low-rise built form, as confirmed on the site visit.  

The Proposed Development would dominate the skyline in views out from Church Road towards 
the junction with Bedford Road and Cranfield Road, currently characterised by low-rise historic 
and modern development. Beyond this, there is no built form visible at all. The nature and scale 
of the Proposed Development would impact this long view and the asset’s relationship with the 
wider conservation area. This would significantly change how the asset is currently experienced. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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Artificial lighting would also be visually intrusive in long views out towards the Site, especially at 
dusk or night. Currently the sources of artificial lighting are primarily from the village itself, 
notably from houses and street lighting. 

The Old Post Office 
(Grade II listed) 

Medium 
(setting 
medium 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the asset’s 
setting, particularly visible in long views out towards the east from Church Road, currently 
characterised by a low-rise built form, as confirmed on the site visit.  

The Proposed Development would dominate the skyline in views out from Church Road towards 
the junction with Bedford Road and Cranfield Road, currently characterised by low-rise historic 
and modern development. Beyond this, there is no built form visible at all. The nature and scale 
of the Proposed Development would impact this long view, immediate journeys to and from the 
asset, as well as the asset’s relationships and connections with other listed buildings along 
Church Road and with the wider conservation area. This would significantly change how the 
asset is currently experienced. 

Artificial lighting would also be visually intrusive in long views out towards the Site, especially at 
dusk or night. Currently the sources of artificial lighting are primarily from the village itself, 
notably from houses and street lighting. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 

7, Church Road 
(Grade II listed) 

Medium 
(setting 
medium 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the asset’s 
setting, particularly visible in long views out towards the east from Church Road, currently 
characterised by a low-rise built form, as confirmed on the site visit.  

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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The Proposed Development would dominate the skyline in views out from Church Road towards 
the junction with Bedford Road and Cranfield Road, currently characterised by low-rise historic 
and modern development. Beyond this, there is no built form visible at all. The nature and scale 
of the Proposed Development would impact this long view, immediate journeys to and from the 
asset, as well as the asset’s relationships and connections with other listed buildings along 
Church Road and with the wider conservation area. This would significantly change how the 
asset is currently experienced. 

Artificial lighting would also be visually intrusive in long views out towards the Site, especially at 
dusk or night. Currently the sources of artificial lighting are primarily from the village itself, 
notably from houses and street lighting. 
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2-8 Church Road 
(Grade II listed) 

Medium 
(setting 
medium 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the asset’s 
setting, particularly visible in long views out towards the east from Church Road, currently 
characterised by a low-rise built form, as confirmed on the site visit, and noticeable in journeys 
to and from the asset.  

The Proposed Development would dominate the skyline in views out from Church Road towards 
the junction with Bedford Road and Cranfield Road, currently characterised by low-rise historic 
and modern development. Beyond this, there is no built form visible at all. The nature and scale 
of the Proposed Development would impact this long view, immediate journeys to and from the 
asset, as well as the asset’s relationships and connections with other listed buildings along 
Church Road and with the wider conservation area. This would significantly change how the 
asset is currently experienced. 

Artificial lighting would also be visually intrusive in long views out towards the Site, especially at 
dusk or night. Currently the sources of artificial lighting are primarily from the village itself, 
notably from houses and street lighting. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 

3 and 5, Cranfield 
Road (Grade II 
listed 

Medium 
(setting 
medium 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the asset’s 
setting, particularly visible in long views out towards the east from Church Road, currently 
characterised by a low-rise built form, as confirmed on the site visit, and noticeable in journeys 
to and from the asset.  

The Proposed Development would dominate the skyline in views out from Church Road towards 
the junction with Bedford Road and Cranfield Road, currently characterised by low-rise historic 
and modern development. Beyond this, there is no built form visible at all. This would mean that 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

journeys to and from the asset along this road would be impacted by the new built form. The 
asset is also located on Cranfield Road, again characterised by low-rise development. The 
nature and scale of the Proposed Development would be visible in views out from the asset 
towards the Site and in views of the house when seen from Cranfield Road itself. The asset’s 
relationship with the wider conservation area would also be impacted. This would significantly 
change how the asset is currently experienced. 

Artificial lighting would also be visually intrusive in long views out towards the Site, especially at 
dusk or night. Currently the sources of artificial lighting are primarily from the village itself, 
notably from houses and street lighting. 

Stewartby 
Conservation Area 
(together with 
landmark buildings: 
Stewartby Memorial 
Hall; London Brick 
Company 
Headquarters; Club 
House; Stewartby 
village shop; Sir 
Malcolm Stewart 
Homes Common 
Room; Marston 
Vale Middle 
School).  

Medium 
(setting 
medium 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

Reference should be made to Appendix 7.1: Technical Methodology: Photography, 3D 
Modelling, Accurate Visual Representations (Volume 3), Viewpoint: The Crescent, 
Stewartby (VP 21). 

The Proposed Development would introduce an extensive new built form into the asset’s wider 
setting, particularly visible in long views out towards the northwest and north, currently 
characterised by a low-rise built form, as confirmed on the site visit.  

Views looking north and northwest from the two Grade II listed buildings within the conservation 
area, notably when looking northwest along The Crescent, would be impacted by the new built 
form, while the Proposed Development would be intrusive in the setting of the conservation 
area’s landmark buildings, for example, the Stewartby Memorial Hall and the London Brick 
Company Headquarters. Although the loss of the four Stewartby Brickworks chimneys has 
impacted the asset’s overall setting, it is still possible to appreciate the overall design intentions 
behind the model settlement at Stewartby: characterised by low-rise development, green 
spaces and community facilities, as well as long views out from The Crescent. Modern 
residential development beyond the conservation area has also not changed how the asset is 
experienced. The nature of the Proposed Development means it would dominate views out from 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

across the Stewartby Conservation Area towards the site, while also changing the setting of the 
individual designated and non-designated heritage assets located within its boundary.  

Noise impacts from the Proposed Development would directly impact the setting of the 
conservation area, along with the designated and non-designated heritage assets located within 
it. However, it should be noted that major adverse effects from noise would be experienced by 
the residential community north of Stewartby (RCL05), with north facing facades experience 
highest Core Zone noise levels. South facing 'quiet' facades or facades with glancing angles of 
incidence have the lowest noise levels. The maximum allowable noise level is only likely to 
occur during special events with all sources operating.  

Artificial lighting would also be visually intrusive, especially at dusk or night. This artificial lighting 
would be noticeable in views out from across the conservation area, as current sources of 
artificial lighting come primarily from the settlement of Stewartby itself.  

Sir Malcolm Stewart 
Trust Homes, seven 
lamp standards and 
wrought-iron railings 
(Grade II listed) 

Medium 
(setting high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1). asset, along The Crescent, currently 
characterised by a low-rise built form, as confirmed on the site visit, would be impacted by the 
Proposed Development. Reference should be made to Appendix 7.1: Technical 
Methodology: Photography, 3D Modelling, Accurate Visual Representations (Volume 3), 
Viewpoint: The Crescent, Stewartby (VP21). 

The Proposed Development would introduce an extensive new built form into the asset’s wider 
setting, particularly visible in long views out towards the northwest and north. 

Although the loss of the four Stewartby Brickworks chimneys has impacted the asset’s overall 
setting, it is still possible to appreciate the overall design intentions behind the Sir Malcolm 
Stewart Trust Homes. The asset still retains its historic and visual connections, as well as the 
long views out from The Crescent, which are an important component of the asset’s setting. 
Modern residential development beyond the conservation area has not changed how the asset 
is experienced. The nature of the Proposed Development means it would dominate views out 
from across the asset towards the site, particularly from The Crescent, one of the prominent set-
pieces of urban realm within the settlement. The Proposed Development would change the 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

asset’s overall relationship with the Grade II listed Sir Malcom Stewart Trust Common Room 
and the wider conservation area. 

Noise impacts from the Proposed Development would directly impact the asset. However, it 
should be noted that major adverse effects from noise would be experienced by the residential 
community north of Stewartby (RCL05), with north facing facades experience highest Core 
Zone noise levels. South facing 'quiet' facades or facades with glancing angles of incidence 
have the lowest noise levels. The maximum allowable noise level is only likely to occur during 
special events with all sources operating. 

Artificial lighting would also be visually intrusive, especially at dusk or night. This artificial lighting 
would be noticeable in multiple views out from the asset towards the Site, again changing how it 
is currently experienced, as current sources of artificial lighting come primarily from the 
settlement of Stewartby itself.  
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Sir Malcolm Stewart 
Trust Common 
Room (Grade II 
listed) 

Medium 
(setting high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The asset enjoys long views directly northwest along The Crescent, currently characterised by a 
low-rise built form, as confirmed on the site visit, which contributes to its significance. These 
views would be impacted by the Proposed Development. Reference should be made to 
Appendix 7.1: Technical Methodology: Photography, 3D Modelling, Accurate Visual 
Representations (Volume 3), Viewpoint: The Crescent, Stewartby (VP21). 

The Proposed Development would introduce an extensive new built form into the asset’s wider 
setting, particularly visible in long views out towards the northwest and north. 

Although the loss of the four Stewartby Brickworks chimneys has impacted the asset’s overall 
setting, it is still possible to appreciate and understand the Sir Malcolm Stewart Trust Common 
Room in the overall design intentions for the model settlement of Stewartby. The asset still 
retains its historic and visual connections, and importantly still enjoys long views out directly 
from The Crescent, which is a key component of its setting. Modern residential development 
beyond the conservation area has not changed how the asset is experienced. The nature of the 
Proposed Development means it would dominate views out towards the Site, significantly 
impacting how the asset is currently experienced, including in immediate journeys to and from 
the Common Room by foot or by car. The Proposed Development would change the asset’s 
overall relationship with the Grade II listed Sir Malcom Stewart Trust Homes and the wider 
conservation area. 

Noise impacts from the Proposed Development would directly impact the asset’s setting. 
However, it should be noted that major adverse effects from noise would be experienced by the 
residential community north of Stewartby (RCL05), with north facing facades experience highest 
Core Zone noise levels. South facing 'quiet' facades or facades with glancing angles of 
incidence have the lowest noise levels. The maximum allowable noise level is only likely to 
occur during special events with all sources operating. 

Artificial lighting would also be visually intrusive, especially at dusk or night. This artificial lighting 
would be noticeable in views out from the asset directly towards the Site, again changing how it 
is currently experienced, as current sources of artificial lighting come primarily from the 
settlement of Stewartby itself. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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Asset  Heritage 
Significance 

Impact/Change NPPF Level of Harm 

Church of All Saints 
(Grade I listed) 

High (setting 
high 
contribution) 

Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1)..  

The Proposed Development would introduce an extensive new built form into the wider setting 
of the asset, visible from its churchyard and from views across to the church from High Street. 
These long, and still largely uninterrupted, views out from the asset are key attributes of its 
setting, and would be impacted by the Proposed Development, significantly changing how the 
Church of All Saints is experienced from High Street or while walking within its churchyard. 
Reference should be made to Appendix 7.1: Technical Methodology: Photography, 3D 
Modelling, Accurate Visual Representations (Volume 3), Viewpoint: Sollars Way/Bedford 
Road, Houghton Conquest (VP16) which demonstrates these extensive views, albeit one taken 
from the northwestern edge of Houghton Conquest. 

Although peripheral views include Rookery South ERF, and the wind turbine, these do not 
dominate long views out and have not detracted from the asset’s significance, as confirmed on 
the site visit. This modern development is on a limited scale, while the wind turbine is not 
visually intrusive and does not dominate the landscape. These developments have not changed 
how the asset is experienced, largely preserving its long views out across the surrounding 
landscape.  

Lighting impacts would be intrusive, especially at dusk or night. Currently the Site is 
characterised by rural farmland and by a cleared industrial site. The Proposed Development 
would introduce a new source of artificial lighting throughout, for example, from the outdoor 
attractions and hotel accommodation. This would again significantly change how the asset is 
experienced, by impacting on the sense of isolation which the asset still enjoys, by virtue of its 
position within the village of Houghton Conquest.  

The proposed new roads, expanded rail stations, transportation hubs, Highway Service Area, 
and car park would not be visually intrusive in the asset’s setting during the day, although there 
is the potential for lighting impacts from these sources at dusk or night. 

Sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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Elstow 
Conservation Area  

 Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed 
Development Elements and Table 2-2 Design Standard MH02 Maximum Height by Land 
Area of Chapter 2: Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the wider setting 
of the asset.  

The Proposed Development would be visible in long views towards the southwest, particularly 
when travelling or walking along High Street towards the road bridge over the Elstow Brook – 
the view is currently dominated by the important group of some of the conservation area’s 
highest-grade assets and the immediate landscape, as confirmed on the site visit. This would 
change how the conservation area is currently experienced, by impacting on a notable group of 
assets of the highest significance, while journeys to and from the asset – to the south of the 
conservation area, would be characterised by occasional long views of the Proposed 
Development, as shown in Appendix 7.1: Technical Methodology: Photography, 3D 
Modelling, Accurate Visual Representations (Volume 3), Viewpoint: Junction of Wilstead 
Road and Moss Lane, Elstow (VP5).  

Artificial lighting impacts, especially visible at dusk or night, would further alter these long views. 
However, views out are already characterised by other sources of artificial lighting. 

Sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 

Hillersdon Mansion 
(Grade I listed) and 
Elstow Manor 
House (Remains of) 
(scheduled) 

 Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the wider setting 
of the Grade I listed building and the scheduled monument.  

The Proposed Development would be visible in views from the fields surrounding the assets, in 
long views out towards the southwest, and visible in long views when travelling/walking along 
High Street towards the road bridge over the Elstow Brook. Currently this key view in the 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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conservation area consists of Hillersdon Mansion, Elstow Manor House (Remains of), the 
Parish Church of St Mary and St Helena, the Parish Church Tower, and the immediate 
landscape, as confirmed on the site visit. Although modern built form characterises the wider 
area, these developments do not dominate the landscape or impact the assets’ setting, except 
for nearby busy traffic. The nature of the Proposed Development would result in a noticeable 
change in how Hillersdon Mansion and Elstow Manor House (Remains of) are currently 
experienced, for example when walking in the fields surrounding the assets, and the wider 
group at this location. 

These views would be more apparent during the dusk or night, as artificial lighting impacts 
would further alter views out towards the Site, albeit where long views out are already 
characterised by other sources of artificial lighting.  

Sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 

The Proposed Development would significantly change how the asset is experienced.  

Parish Church of St 
Mary and St Helena 
(Grade I listed)  

 Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the wider setting 
of the asset.  

The Proposed Development would be visible in views from the fields surrounding the asset, and 
in long views looking southwest towards the Site or when travelling/walking along High Street 
towards the road bridge over the Elstow Brook. Currently this key view in the conservation area 
consists of Hillersdon Mansion, Elstow Manor House (Remains of), the Parish Church of St 
Mary and St Helena, the Parish Church Tower, and the immediate landscape, as confirmed on 
the site visit. Although modern built form characterises the wider area, these developments do 
not dominate the landscape or impact the asset’s setting, except for nearby busy traffic. The 
nature of the Proposed Development would result in a noticeable change in how the asset is 

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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currently experienced, for example when walking in the fields surrounding the church and the 
wider group of assets at this location.  

The Parish Church of St Mary and St Helena Parish Church Tower are also visible local 
landmarks; the Proposed Development would rival these heritage assets as prominent features 
in the locality.  

Views of the Proposed Development would be more apparent during the dusk or night, as 
artificial lighting impacts would further alter views out from High Street towards the Site; it may 
also be apparent in limited views out from the extreme south of Church End, albeit where long 
views out are already characterised by other sources of artificial lighting.  

Sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 

The Proposed Development would significantly change how the asset is experienced.  

Parish Church 
Tower (Grade I 
listed)  

 Operational Phase: The assessment has considered maximum heights (above ground level) 
as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development 
Elements and Table 2-2 Design Standard MH02 Maximum Height by Land Area of Chapter 2: 
Description of the Proposed Development (Volume 1).  

The Proposed Development would introduce an extensive new built form into the wider setting 
of the asset.  

The Proposed Development would be visible in views from the fields surrounding the asset, and 
in long views when looking southwest towards the Site or travelling/walking along High Street 
towards the road bridge over the Elstow Brook. Currently this key view in the conservation area 
consists of Hillersdon Mansion, Elstow Manor House (Remains of), the Parish Church of St 
Mary and St Helena, the Parish Church Tower, and the immediate landscape, as confirmed on 
the site visit. Although modern built form characterises the wider area, these developments do 
not dominate the landscape or impact the asset’s setting, except for nearby busy traffic. The 
nature of the Proposed Development would result in a noticeable change in how the asset is 
currently experienced, for example when walking in the fields surrounding the parish church 
tower and the wider group of assets at this location.  

Less than substantial 
harm (Moderate 
Adverse in EIA terms) 
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The Parish Church Tower is a particularly prominent and highly visible local landmark; the 
Proposed Development would rival the asset’s position in the landscape, as well as that of the 
parish church, as noted features in the locality. 

Views of the Proposed Development would be more apparent at dusk or night, as artificial 
lighting impacts would further alter views out from High Street towards the Site; it may also be 
apparent in limited views out from the extreme south of Church End, albeit where long views out 
are already characterised by other sources of artificial lighting.  

Sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car 
parking, Highway Service Area, and/or expanded Wixams Rail Station. 

The Proposed Development would significantly change how the asset is experienced.  
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8 CONCLUSION AND MITIGATION 

8.1.1. The Site contains no designated (protected) heritage assets. There are a number of such assets in 

the study area around the Site, which are a consideration in terms of potential impacts to setting and 

how the assets are understood and appreciated. 

8.1.2. The Site has known potential to contain multi-period remains dating from the prehistoric period 

onwards, notably extensive Iron Age and Roman settlement and occupation, along with a medieval 

moated site and associated enclosures. During the medieval and post-medieval periods, much of 

the Site was open fields used for arable cultivation and possibly pasture. Parts of the Lake Zone 

formed part of a mid-20th century brickworks. 

8.1.3. Chapter 10: Cultural Heritage (Volume 1) sets out the mitigation strategy which seeks to reduce 

and offset any adverse effects arising from impacts to buried heritage assets. 

8.1.4. The impact to buried heritage assets will be mitigated through a programme of fieldwork to produce 

preservation by record, which will be carried out under the terms of a standard archaeological 

planning condition following the granting of consent. Appendix 10.3: Archaeological Mitigation 

Strategy (Volume 3) provides the detail of the draft mitigation strategy, which would need to be 

finalised and approved by the Bedford BC Archaeological Advisor in advance of construction. 

8.1.5. While the Kempston Hardwick moated site - is unlikely to face direct physical impacts, potential 

temporary noise and vibration during construction necessitate adherence to mitigation measures 

outlined in Appendix 2.3: OCEMP (Volume 3). 

8.1.6. The impact on the two non-designated railway structures SPC1/177 Henmans Underpass and 

Overbridge SPC1/178 Hardwick being directly physically impacted by the Proposed Development 

would require a Historic England Level 1 building recording to be performed before the commission 

of proposed works. The assets should be photographed and recorded to provide a basic visual 

record providing a brief overview of the assets’ character and condition.  

8.1.7. The effect of the removal of the Historic Hedgerow, which is important under The Hedgerow 

Regulations, will partly offset by preservation by record prior to removal. 

8.1.8. No mitigation is possible and is not proposed for long term Operational Phase effects in relation to 

the setting of above ground heritage assets. This is because the impacts are inherent in the 

Proposed Development - the introduction of built form in an open rural landscape. This has been 

considered where feasible in the design as embedded mitigation measures secured by the Design 

Standards (Document Reference 6.3.0), such as an overall height strategy for the Site (Tables 

MH01, MH02), and in the form of the principles of an Open Sky Articulated Skyline (OSC01 and 

Table OSC02), lighting (SW5.1, SW5.2, SW5.3, SW5.4, SW5.5, CZ5.1, , LZ5.1, LZ5.2 and LZ5.3)), 

and noise related design standards (CZ9.1, CZ9.2, CZ9.3, CZ9.4, CZ9.5, CZ9.6, CZ9.7) and these 

measures are considered in the assessment of effects of the Proposed Development.  
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8.1.9. The Proposed Development would result in less than substantial harm (at the upper range of less 

than substantial harm, and moderate adverse in EIA terms) to designated heritage assets, through 

changes to setting. These assets are outlined at Table 7-1 and include the Kempston Hardwick 

Moated Site, located adjacent to the Site, as well as a number of assets in Ampthill, Wootton, 

Stewartby, Houghton Conquest, and Elstow. The assets at Ampthill are located on the Greensand 

Ridge and include the scheduled and Grade I listed Ruins of Houghton House, the scheduled 

Ampthill Castle, the Grade II Ampthill Park Registered Park and Garden, the Ampthill Conservation 

Area, the Grade II* listed Park House and the Grade II listed Katherine’s Cross.  

8.1.10. The Proposed Development would also result in less than substantial harm (minor adverse or 

negligible significance in EIA terms, i.e., not at the upper range of less than substantial harm), to 

designated heritage assets located within and beyond the 5km study area. Please refer to Table B-1 

in Annex 2.  
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Table A-1 represents a gazetteer of known historic environment sites and finds within the study 

area. Each entry has an assessment (A) reference number. The gazetteer should be read in 

conjunction with the historic environment features map. 

Abbreviations: 

HER - Historic Environment Record 

NHLE - National Heritage List for England 

Table A-1 - Historic Environment Gazetteer  

Asset. 
(A) 
ref. Description Period 

HER/NHLE 
ref.  

A1a 421 Improvements: M1 Junction 13 To Bedford 

In November 2008, Oxford Archaeology conducted an 
archaeological field evaluation for Balfour Beatty Civil 
Engineering Ltd along the proposed route of the new A421 
Junction Improvements. The evaluation revealed 10 areas of 
archaeological remains. Six of these areas, based on features 
and finds, are potentially late Iron Age or Roman settlement 
sites. Two other areas, characterized by groups of ditches of 
uncertain date, may represent field boundaries within a 
contemporary rural landscape. 

late Iron Age or 
Roman 

EBB588 

MBB21787 

MBB21788 

MBB21792 

A1b Archaeological Evaluation: Wootton, Land North of Fields 
Road 

Albion Archaeology evaluated 44 hectares of land for Old Road 
Securities plc near Fields Road, Wootton. They found mainly 
post-medieval artifacts, with a single prehistoric flint flake and 
some medieval pottery. Most of the artifacts were likely from 
post-medieval field manuring. 

Prehistoric and 
post-medieval 

EBB710 

A1c Askern House, Manor Road, Kempston Hardwick; 
Watching Brief 

In March 2011, Archaeological Solutions Ltd conducted 
archaeological monitoring and recording during groundworks 
for extensions and a garage at Askern House, Manor Road, 
Kempston Hardwick, Beds. No archaeological features or finds 
were recorded during the monitoring. 

Unknown EBB768 
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Asset. 
(A) 
ref. Description Period 

HER/NHLE 
ref.  

A1d Land At Bedford Business Park, Stewartby 

MOLA conduct an archaeological trial trench evaluation at 
Bedford Business Park, Stewartby, Bedfordshire. 
Archaeological features such as ditches, pits, and furrows were 
found in 35 trenches, confirming the geophysical survey's 
indications regarding Sites 1 (Roman farmstead), 2 (Iron Age 
enclosures and routeway), 3 (Iron Age and Roman enclosures), 
and 4 (medieval moated enclosure and enclosures). Evidence 
of land cultivation use dating back to at least the medieval 
period was also uncovered. 

Iron Age to 

Medieval  

EBB1358 

EBB664 

EBB1508 

MBD15249 

MBD9603 

MBD8291 

MBB22056 

MBD8294 

MBD15241 

MBB22171 

MBD16992 

MBD303 

MBB22054 

A1e LAND AT WOOTTON, MARSTON VALE, BEDFORDSHIRE: 
Archaeological Trial Trench Evaluation 

MOLA (Museum of London Archaeology), commissioned by 
Fusion Building Consultancy Ltd for Goodman Logistics 
Bedford (GP) LLP, conducted an archaeological trial trench 
evaluation in Wootton, Marston Vale, Bedfordshire. The 
evaluation revealed several dispersed features, including an 
Iron Age pit, post-medieval ridge and furrow cultivation, field 
drainage ditches, and a hedgerow. Additionally, features dating 
from the Iron Age to the Roman period, such as pits, gullies, 
and a ditch, were identified. An irregular pocket of silty clay, 
likely a natural pond, was also discovered. However, no clear 
settlement or associated remains were found, suggesting 
sporadic activity on the Site. 

Iron Age to 
Roman period 

EBB1063 

MBB22416 

MBB22417 

A1f Land South of Fields Rd, Wootton; Archaeological 
Geophysical Survey and Trial Trench Evaluation 

In July 2004, an archaeological evaluation was conducted on 
land off Vicarage Lane in Podington, Bedfordshire, ahead of 
Proposed Development. The area has a history of prehistoric 
and Roman activity, with a Roman road marking its western 
boundary. Podington's settlement dates back to the late Saxon 
period, noted in the Domesday Survey. Features discovered 
during the evaluation included ditches, gullies, pits, and 
postholes, with pottery and animal bone as main artifacts. 
Datable features revealed medieval origins, primarily from the 
10th to 15th century, indicating a medieval settlement 
expansion, coinciding with the construction of the 12th century 
church. The pottery suggests a decline in settlement activity 
after the 14th century, possibly due to the Black Death and 
common rural village trends. 

Prehistoric and 
Roman 

EBB700 
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A1g New Brickworks, Stewartby; Evaluation 

Stage 1 evaluation for Proposed Development involved air 
photo plotting and analysis, revealing a series of enclosures 
potentially from the Iron Age or Roman period. Stage 3 
consisted of fieldwalking. 

Unknown EBB1169 

A1h Silverdale, Manor Road, Kempston Hardwick; 
Archaeological Evaluation 

Albion Archaeology conducted Archaeological Evaluation in 
advance of the construction of a detached dwelling and garage 
on land at Silverdale, Manor Road, Kempston Hardwick, 
Bedfordshire. The trial trench evaluation revealed two ditches, 
possibly of Roman origin with medieval re-cuts. Dating 
evidence is inconclusive due to limited and abraded pottery 
finds, suggesting the site's distance from past settlements. 

Roman/Medieval  EBB759 

A1i UNDATED PIT, North East of Berry Farm 

A single, undated pit was revealed during archaeological 
investigations. 

Unknown MBB21789 

A1k Undated Ditches, East of Berry Wood 

Two undated ditches were revealed during archaeological 
investigations. 

Unknown MBB21790 

A1l Mortar 

Find spot of 14th-15th century Mortar vessel. 

Medieval MBD8293 

A1m Brickworks And Clay Pit, Kempston Hardwick 

Kempston Hardwick brickworks, also known as Eastwood's, 
opened in 1928 and owned by Eastwood Fletton Ltd. Kilns 
situated at Kempston railway crossing, with clay extraction to 
the northeast. Later acquired by London Brick Company but 
closed in 1999. All structures, including kilns and buildings, 
demolished except for one building near the entrance. 

Modern MBD6678 

MBD6675 

A1n Bedford Racecourse 

A post-medieval racecourse pavilion and section of the 
racecourse are visible as cropmarks on historic aerial photos. 

Post Medieval MBD13312 

MBB22494 

MBD15747 

A1o Clay Pit 

The site of a clay pit, worked in the 20th century and derelict by 
1964. 

Modern MBD2989 
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A1p Coronation Brickworks and Clay Pit 

The Coronation Brickworks in Kempston Hardwick, opened 
1935, closed 1980. Owned by London Brick Company, 
demolished entirely in 1980. Kilns and chimneys at Manor 
Road and Ampthill junction, clay extraction to the south. 

Modern MBD8474 

A1q Moated Site at Kempston Hardwick 

Former moated enclosure in Kempston Hardwick destroyed by 
quarrying from 1940s to late 1960s. Smaller than adjacent 
moated site to the north, noticeably more degraded, though 
earthworks visible on 1940s aerials. 

Medieval MBB21865 

A1r Shrunken Settlement, Kempston Hardwick 

A probable shrunken settlement associated with the moated 
manor. 

Medieval MBD3286 

A1s Wootton Broadmead Bridge 

A 19th century bridge that dates to 1845 it was demolished in 
1988. 

Post Medieval MBD18798 

A1t Preceptory, Kempston Hardwick 

Knights Hospitallers preceptory at Hardwick by 1279. Ceased 
by 1489. Exact site unknown. 

Medieval MBD14757 

A1u Wootton Broadmead Halt 

Wootton Broadmead railway halt opened 1905 on Bedford 
Branch of London & North Western Railway. Closed during 
WWII, never reopened for passengers but used by railwaymen 
until 1952. Crossing keeper's cottage, predating halt, 
demolished late 1960s. 

Post Medieval MBB22057 

A1v POW Camp, Coronation Brickworks 

A possible Second World War prisoner of war camp is visible 
on historical aerial photographs taken in 1946 and 1947. 

Post Medieval MBD18887 

A1w Kempston Hardwick Railway Station 

The Kempston Hardwick Railway Station opened in 1905 as a 
halt later becoming a station. It was demolished in the 1970s. 

Post Medieval MBD7314 

A1x Medieval Coin, Kempston Hardwick 

Silver Penny of Richard I discovered in a 'fishing pit' at 
Kempston Hardwick during building works. 

Medieval MBD15986 

A1y First Century Samian Patera 

A 1st century AD Samian patera, with several contemporary 
repair rivets in it, was found at Kempston Hardwick in 1913. 

Roman MBB22644 
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A1z Iron Age Vessel; Kempston Hardwick 

Iron Age vessel found at Kempston Hardwicke. Exact site 
unknown. 

Iron Age MBB22643 

A1aa Belgic & Roman Finds, Kempston Hardwick 

Iron Age and Roman pottery has been found in the area. Exact 
site unknown. 

Iron Age and 
Roman 

MBD741 

A1ab New A421 Junction Improvements, M1 J13 to Bedford 

Monitoring of 76 geotechnical test-pits excavated along the 
proposed routeway course revealed only modern walls. 

 EBB1235 

A1ac A428 Southern Bypass; Archaeological Work 

An archaeological assessment in 1992 and subsequent trench 
evaluation for the A428 Great Barford Bypass identified 12 key 
archaeological sites spanning from the early/middle Iron Age to 
medieval periods. The evaluation also revealed dispersed 
remains dating from the Bronze Age/early Iron Age to the post-
medieval era, including agricultural features. Oxford 
Archaeology conducted excavations along the route in 2004-
2005. 

Early/middle Iron 
Age to medieval 
periods. 

EBB1236 

A1ad Wootton Field Road South, Wootton; Excavation  EBB1344 

A1ae Former Site of The Elstow Storage Depot (Area 7) The 
Wixams; Archaeological Evaluation Storage Depot (Area 7) 
The Wixams Bedfordshire 

Wixams First Ltd received planning permission for garden 
villages near Elstow, Bedfordshire. An archaeological 
evaluation identified sensitive areas (Areas 1-6) and a 
designated Area 7 covered the former Elstow Storage Depot 
site. Despite potential for archaeological remains' survival, no 
features of interest were observed in the evaluated trenches. 

Unknown EBB757 



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT  PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences 

Asset. 
(A) 
ref. Description Period 

HER/NHLE 
ref.  

A1af Former Royal Ordnance Factory 16 

Between November 2007 and January 2008, Albion 
Archaeology conducted a historic building survey at the former 
Royal Ordnance Factory (ROF) 16 in Elstow on behalf of 
Gallagher Estates/Wixams First Ltd. This project, 
commissioned by RPS Planning and Development Ltd., fulfilled 
a planning condition requirement monitored by the County 
Archaeological Officer. ROF 16, constructed between 1936 and 
1942, was one of the significant Second World War monuments 
in Bedfordshire. The survey revealed detailed insights into the 
factory's operations, including its Cordite Group (Group 5), 
Shell Reconditioning unit, main charge filling (Group 8), storage 
magazines (Group 9), and infrastructure buildings (Group 10). 
Surviving features such as electrical fixtures, war-time posters, 
and processing equipment were documented, alongside 
findings from vegetation clearance uncovering former station 
platforms and processing areas. The oral history component 
enriched the record with personal accounts of life and work at 
the site. Despite challenges like fly-tipping and hazardous 
ground, a comprehensive record of the site was achieved. 

Unknown EBD454 

A1ag Elstow New Settlement; Elstow Storage Depot 

The archaeological investigation focused on Areas 2, 5, 6, 8, 
and 9, covering approximately 5.8 hectares on both sides of the 
A6 road within the Wixams development. Area 2, situated east 
of the A6, revealed Roman period features, while Areas 5, 6, 
and 9, along with Area 8 to the east of the A6, showed extant 
ridge and furrow earthworks from the medieval/post-medieval 
period. In Area 2, evidence of Roman occupation included 
boundary ditches, gullies, and pits, likely part of an enclosed 
farmstead. Ridge and furrow earthworks observed in Areas 5, 
6, and 9 indicated their historical use as open fields in the 
medieval/post-medieval era. 

Roman to 
Medieval 

EBD526 

A1ah Undated Features, East of Hoo Lane Farm 

Undated ditches and pits were revealed during archaeological 
investigations for new A421 Junction Improvements: M1 
Junction 13 to Bedford in 2009. Two of the trenches had 
flooded, but linear and discrete features could be seen but not 
investigated. 

Unknown MBB21786 

A1ai Late Iron Age/Early Roman Ditch, Southeast of Berry Farm 

A ditch dated from the late Iron Age to early Roman period was 
found during archaeological investigations for new A421 
Junction Improvements: M1 Junction 13 to Bedford in 2009.  

Late Iron Age to 
early Roman 
period 

MBB21787 

A1aj Bunyan's Messuage or Farm 

Site of demolished 17th century farmstead. Exact site unknown. 

Post Medieval MBD11543 
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A1ak SPC1/176 Bedford Road (B530)  

Part of Midland railway line opened in 1868, extending on the 
eastern side of the site to connect London St Pancras and 
Bedford. This is shown on historic Ordnance Survey 1st edition 
6”: mile map of 1882 onwards. 

Post Medieval NA 

A1al SPC1/177 Henmans Underpass  

Part of Midland railway line opened in 1868, extending on the 
eastern side of the site to connect London St Pancras and 
Bedford. This is shown on historic Ordnance Survey 1st edition 
6”: mile map of 1882 onwards. 

Post Medieval NA 

A1am SPC1/178 Hardwick overbridge  

Part of Midland railway line opened in 1868, extending on the 
eastern side of the site to connect London St Pancras and 
Bedford. This is shown on historic Ordnance Survey 1st edition 
6”: mile map of 1882 onwards. 

Post Medieval NA 

A2 Kempston Hardwick Moated Site 

The monument includes the remains of a Medieval moated 
enclosure. 

Medieval 1012312 

A3 Elstow Manor House  

Late-16th century timber framed house with later alterations. 
Scheduled Monument.  

Post Medieval 1005405 

A4  

 

 

The Moot Hall 

Early-16th century two-storey timber-framed structure located 
in the open area of The Green. Listed at Grade II*.  

Medieval 

 

1004507 

A5 Moated Site and Two Fishponds at The Rectory 

Later medieval moated site and two outlying fishponds located 
approximately 500m from the foot of the Greensand Ridge on 
gently sloping land to the north. Scheduled Monument.  

Medieval 1009588 

A6 Bromham Bridge 

11th century bridge comprising of 26 arches. Scheduled 
Monument. 

Medieval 1005411 

A7 Houghton House: A 17th Century Mansion and Associated 
Courtyard and Formal Garden Remains 

Ruined remains of an early-17th century house, the principal 
carriageway to the south, and part of the surrounding terrace 
which is considered to retain evidence of contemporary formal 
courtyards and gardens. Scheduled Monument. 

Post Medieval 1013522 



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT  PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences 

Asset. 
(A) 
ref. Description Period 

HER/NHLE 
ref.  

A8 Ampthill Castle: A Medieval Magnate's Residence 

Remains of a 15th century palace, known as Ampthill Castle, 
situated at the top of the north-facing scarp of the Greensand 
Ridge. Scheduled Monument. 

Medieval 1009630 

A9 Ampthill Park 

Originally a deer park encircling Ampthill Castle, later 
redeveloped by Lancelot ‘Capability’ Brown. Listed Grade II*.  

Post Medieval 1000378 

A10 Elstow Conservation Area  

Characterised by a group of assets around Church End, 
particularly the Grade I listed Parish Church of St Mary and St 
Helena, the Grade I listed Parish Church Tower, and the Grade 
I listed Hillersdon Mansion and the scheduled Elstow Manor 
House, and the scheduled and Grade II* listed Moot Hall. The 
western end of the conservation area appears open with early-
20th century estate cottages set back from the road; it is only at 
the east end of West End that the medieval character of Elstow 
becomes apparent. The conservation area also has strong 
historic associations with John Bunyan. 

Medieval 

Post Medieval 

NA 

A11 Biddenham Conservation Area 

The character of the conservation area is defined by linear 
layout of Biddenham from west to east along Church End and 
Main Road, with two focal points near the middle: the village 
green and Manor Farm. The west end terminates at Church 
Farm Barns, contrasting with the eastern extension merging 
with the suburbs of Bedford. The Grade I listed Parish Church 
of St James with Norman origins, is one of the significant 
buildings of the conservation area.  

 

Medieval 

Post Medieval 

NA 

A12 Stewartby Conservation Area 

The conservation area is characterised by a cluster of landmark 
buildings around the intersection of the three roads into the 
village, in particular, the Memorial Hall, Marston Vale Middle 
School, and The Sir Malcolm Stewart Homes, Common Room 
along with smaller open spaces between the Malcolm Stewart 
Homes and their accompanying allotments.  

Modern NA 
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A13 Wootton Conservation Area 

The character of the conservation area is defined by the area 
around the parish church, which retains its position as the main 
focal point, with its spire apparent in key views from outside of 
the conservation area itself. The conservation area is tranquil 
and secluded from the rest of Wootton, except for the Grade II 
listed Wootton War Memorial which faces onto Church Road, 
and other assets to the east of the memorial on Church Road 
itself.  

Medieval NA 

A14 Ampthill Conservation Area 

Ampthill Conservation Area includes Market Place to the north 
and extends westward to include the Ampthill Park Registered 
Park and Garden. The conservation area is defined by a high 
number of listed buildings, many of which are located along 
Church Street, Dunstable Street, Bedford Street and Woburn 
Road and at the point where these four roads meet.  

Post Medieval NA 

A15 Two Kilns and Four Chimneys at The Stewartby 
Brickworks 

Mid-20th century Hoffman Kilns, with CK1 (southernmost) and 
CK3 (to the north), feature four chimneys: one atop each kiln, 
one among adjoining buildings at CK1's north end, and one 
detached to the south. Listed Grade II. 

Modern 1392357 

A16 Sir Malcolm Stewart Trust Homes, Seven Lamp Standards 
and Wrought-Iron Railings 

Mid-20th century bungalows, 24 in total and evenly split 
between two courtyards, were designed by Sir Albert 
Richardson with E.A.S. Houfe for retired London Brick 
Company workers. Listed Grade II. 

Modern 1432692 

A17 Sir Malcolm Stewart Trust Common Room, Stewartby 

Mid-20th century rectangular double-height hall with slender 
cast-iron columns that run all around the building supporting a 
bell-cast roof. Listed Grade II. 

Modern 1433440 

A18 Tower Belonging to Church of St Mary The Virgin 

Church tower: the first two stages are early medieval, with the 
third stage dating to the 14th century. Listed Grade I. 

Medieval 1311714 

A19 Beancroft Farmhouse 

Originally from 1797, the two-storey red brick house includes 
19th and 20th century additions. Listed Grade II.  

Post Medieval 1157946 

A20 Shelton Manor 

16th century rectangular two-storey house with later 
modifications. Listed Grade II. 

Post Medieval 1157984 
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A21 Hoo Farmhouse 

17th century timber framed farmhouse. Listed Grade II. 

Post Medieval 1249329 

A22 Wootton Green Farmhouse 

Early-19th century house, Constructed of local mottled red 
brick. Listed Grade II. 

Post Medieval 1249332 

A23 Dovecote At Wootton Green Farmhouse 

18th century dovecote located within the grounds of Wootton 
Green Farmhouse. Listed Grade II. 

Post Medieval 1249333 

A24 Wood Farmhouse 

17th century, two storeys timber-framed house with rendered 
infill and later additions. Listed Grade II. 

Post Medieval 1249331 

A25 3 And 5, Cranfield Road 

A pair of mid-19th century houses constructed of red bricks. 
Listed Grade II. 

Post Medieval 1277541 

A26 2-8, Church Road 

A terrace of four 18th century timber-framed houses with 
colour-washed brick nogging and a tile roof. Listed Grade II. 

Post Medieval 1277540 

A27 7, Church Road 

Early-19th century red brick house remodelled from the 
remains of an earlier timber-framed house. Listed Grade II. 

Post Medieval 1249238 

A28 The Pink House 

18th century timber-framed house, with a 19th century brick 
wing added to its rear elevation. Listed Grade II. 

Post Medieval 1277532 

A29 Wootton War Memorial 

Unveiled in 1922, the War Memorial honours 43 local 
individuals who lost their lives in the First World War. Listed 
Grade II. 

 

 

Modern 1441878 

A30 25, Church Road 

Late-17th or early-18th century timber-framed house located on 
the south side of Church Road. Listed Grade II. 

Post Medieval 1277539 

A31 21 And 23, Church Row 

A pair of 18th century timber-framed houses probably originally 
divided into three houses. Listed Grade II. 

Post Medieval 1249256 
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A32 Parish Church of St Mary the Virgin 

Church dates originally to the 14th century and features high 
nave arcades and a 15th century tower with a recessed lead 
spire. Listed Grade I.  

Medieval 1249239 

A33 48, Church Road 

18th century timber framed house with colour washed brick 
nogging with 20th century additions. Listed Grade II. 

Post Medieval 1249257 

A34 Ivy Cottage 

17th century timber-framed two-storey house with a T-shaped 
plan. Listed Grade II. 

Post Medieval 1249258 

A35 Barn To Number 50 

16th century timber-framed and weatherboard structure on a 
red brick plinth. Listed Grade II. 

Post Medieval 1249326 

A36 Wootton House Stables 

Late-17th century two-storey stable block contemporary with 
Wootton House. Listed Grade II. 

Post Medieval 1277538 

A37 Wootton House 

Built around 1660 for Sir Humphrey Monoux, the two-storey 
house is constructed of red brick which is now plaster rendered. 
Listed Grade II*. 

Post Medieval 1249255 

A38 72 And 74, Bedford Road 

Originally one timber-framed cottage, sub-divided into two 
parts, probably constructed in the late-18th or early-19th 
century. Listed Grade II. 

Post Medieval 1373949 

A39 Manor Farmhouse 

17th century timber-framed house with later additions dating to 
the 18th and 19th centuries. Listed Grade II. 

Post Medieval 1249236 

A40 49 And 51, Cause End Road 

Single storeyed houses dating from the 16th century and built 
to an H-shaped plan. Listed Grade II. 

Post Medieval 1249235 

A41 52 And 56, Cause End Road 

17th century two-storeyed house built to an H shaped plan. 
Listed Grade II. 

Post Medieval 1249237 

A42 Yew Tree Cottages 

18th century timber-framed house with colour-washed 
pebbledash render and later additions. Listed Grade II. 

Post Medieval 1277530 
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A43 54, Cause End Road 

17th century house single-storey timber-framed house with 
later additions. Listed Grade II. 

Post Medieval 1277531 

A44 The Chequers Public House 

17th century timber-framed building built to a T-shaped plan. 
Listed Grade II. 

Post Medieval 1249334 

A45 41-45, Hall End Road 

17th century two-storey timber-framed house now cement 
rendered. Listed Grade II. 

Post Medieval 1263796 

A46 157, Bedford Road 

18th century two-storey timber-framed house. Listed Grade II. 

Post Medieval 1039547 

A47 Keeley Farmhouse 

Two-storey 18th century timber-framed farmhouse. Listed 
Grade II. 

Post Medieval 1249234 

A48 6 And 8, Keeley Lane 

Late-17th or early-18th century two-storey partially timber 
framed houses and were subsequently modified. Listed Grade 
II. 

Post Medieval 1249337 

A49 18 And 20, Keeley Lane 

A pair of 18th century timber-framed two-storey houses. Listed 
Grade II. 

Post Medieval 1249348 

A50 4, Keeley Lane 

17th-century timber-framed house of one storey plus attic, with 
20th-century alterations. Listed Grade II. 

Post Medieval 1263797 

A51 Pear Tree Cottage 

18th century timber-framed house with two storeys and three 
bays. Listed Grade II. 

 

 

Post Medieval 1373948 

A52 35, Keeley Lane 

18th-century timber-framed house, now pebble-dashed. Listed 
Grade II. 

Post Medieval 1249335 
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A53 Deep Thatches 

17th or early-18th-century timber-framed house of one storey 
plus attic, now pebbledashed and colour-washed. Listed Grade 
II. 

Post Medieval 1249336 

A54 Vine Cottage 

17th-century timber-framed house with red brick nogging. 
Listed Grade II. 

Post Medieval 1277529 

A55 Wood End Farmhouse 

Late-17th or 18th-century timber-framed single storey house 
plus attic. Listed Grade II. 

Post Medieval 1114290 

A56 Tithe Farmhouse 

Late-17th or early-18th-century brick house. Listed Grade II. 

Post Medieval 1114286 

A57 Sailors Bridge Cottages 

A pair of cottages dating back to 1865, formerly a part of the 
Hoo Estate. Listed Grade II. 

Post Medieval 1114185 

A58 Ramsay Cottage 

A single-storey late-17th or early-18th century timber-framed 
house. Listed Grade II. 

Post Medieval 1321547 

A59 The Cottage, Kempston House 

18th-century two-storey cottage constructed of red brick. Listed 
Grade II. 

Post Medieval 1114284 

A60 Kempston House 

Late-16th or early-17th-century timber-framed house with an 
18th-century rear wing. Listed Grade II.  

Post Medieval 1114285 

A61 42, Green End Road 

17th-century timber-framed house of a single storey plus attic. 
Listed Grade II. 

Post Medieval 1114283 

A62 32, Green End Road 

17th or early-18th-century single storey timber-framed house 
with an attic. Listed Grade II. 

 

 

Post Medieval 1321545 

A63 56, Green End Road 

17th-century two-storey timber-framed house with 20th-century 
alterations. Listed Grade II. 

Post Medieval 1321546 
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A64 Home Farmhouse 

Early-19th-century red brick farmhouse with a hipped slate roof 
and brick chimneys. Listed Grade II. 

Post Medieval 1212460 

A65 199 And 200, Wilstead Road 

A pair of two-storey 18th-century timber-framed estate cottages 
with pebbledash render. Listed Grade II. 

Post Medieval 1321612 

A66 Barn To North of Number 200 

19th-century small barn situated to the north of House No. 200. 
Listed Grade II.  

Post Medieval 1114176 

A67 Lynn Farmhouse 

17th-century two-storey timber-framed house with later 19th 
century additions. Listed Grade II. 

Post Medieval 1321613 

A68 Merrick Cottage 

Dating back to the 18th century, the timber-framed house was 
originally a pair of cottages. Listed Grade II. 

Post Medieval 1114175 

A69 193, Wilstead Road 

17th-century two-storey timber-framed house. Listed Grade II. 

Post Medieval 1137025 

A70 Village Farmhouse 

17th-century two-storey timber-framed farmhouse. Listed 
Grade II. 

Post Medieval 1114174 

A71 Acacia Cottage 

17th-century, single storey timber-framed cottage with 18th and 
19th-century additions. Listed Grade II. 

Post Medieval 1114177 

A72 208, 209 And 210, Church End 

Originally constructed c.1600, two-storeyed timber-framed 
houses now divided into three parts. Listed Grade II. 

Post Medieval 1312595 

A73 Hillersdon Mansion 

Remains of large house from circa 1620-30. Listed Grade I. 

Post Medieval 1321607 

A74 Parish Church of St Mary and St Helena 

Originally constructed in the early-13th century from the 
remnants of a 12th-century abbey, the church was altered 
during the 15th and late-16th centuries. Listed Grade I. 

Medieval  

Post Medieval 

1114168 

A75 Parish Church Tower 

Dating to the 15th century, the tower is a freestanding structure 
north-west of the Church of St Mary. Listed Grade I. 

Medieval 1312577 
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A76 Bunyan's Mead 

Late-18th century two-storey T-shaped house with timber-
framed construction with a clay tile roof. Listed Grade II. 

Post Medieval 1114172 

A77 Bunyan's Mead 

A pair of 16th century two-storey timber-framed cottages 
renovated in 1976-77. Listed Grade II. 

Post Medieval 1136979 

A78 204, High Street 

The two-storeyed timber-framed house dates to c.1600. Listed 
Grade II. 

Post Medieval 1136999 

A79 The Swan Public House 

A two-storey 16th-century timber-framed structure. Listed 
Grade II. 

Post Medieval 1321610 

A80 Bunyan's Mead 

A row of two-storey timber-framed houses constructed from 
early-16th century, with later additions in 17th and 18th 
centuries. Listed Grade II. 

Post Medieval 1321609 

A81 The Old Vicarage 

Formerly a vicarage dating from the late-19th century; now a 
house. Listed Grade II. 

Post Medieval 1114169 

A82 Base of Market Cross 

A remnant of a medieval market cross. Listed Grade II. 

Post Medieval 1321608 

A83 215 And 216, West End Lane 

Originally a single 17th-century house later split into two, with 
an L-shaped plan. Listed Grade II. 

Post Medieval 1312498 

A84 Moot Hall 

Early 16th century two-storey timber-framed structure located in 
the open area of The Green. Scheduled Monument 

Post Medieval 1136906 

A85 Green Corner 

A 17th-century timber-framed house. Listed Grade II. 

Post Medieval 1137014 

A86 Bunyan's Mead 

A row of two-storey timber-framed houses from the 15th 
century. Listed Grade II*. 

Post Medieval 1136945 

A87 174, High Street 

16th-century timber-framed building, partly rendered in 
roughcast and pebbledash. Listed Grade II. 

Post Medieval 1114171 
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A88 Post Office 

Two-storey timber-framed structure from c.1700. Listed Grade 
II. 

Post Medieval 1114173 

A89 The Red Lion Public House 

17th century timber-framed house with colour-washed 
roughcast. Listed Grade II. 

Post Medieval 1312574 

A90 Vicarage Farmhouse 

Timber-framed farmhouse originally dating from the 17th 
century, with alterations from the 19th and 20th centuries. 
Listed Grade II. 

Post Medieval 1114196 

A91 Duck End Barn 

Timber-framed ancillary structure built in c.1800. Listed Grade 
II. 

Post Medieval 1114203 

A92 Duck End Farm House 

Two-storey farmhouse built during the 18th or 19th-century. 
Listed Grade II. 

Post Medieval 1321586 

A93 Dove Cottage 

17th-century timber-framed cottage. Listed Grade II. 

Post Medieval 1114204 

A94 5 And 7, Bedford Road 

Formerly a public house but was later converted into houses 
and constructed in c.1700. Listed Grade II. 

Post Medieval 1312324 

A95 The Old Manor House 

Mid-19th century two-storey house. Listed Grade II. 

Post Medieval 1114198 

A96 8, Church Road 

Originally a pair of single-storey timber-framed cottages built 
c.1800. Listed Grade II. 

Post Medieval 1114197 

A97 Winters Moon 

Timber-framed cottage, built in c.1800. Listed Grade II. 

Post Medieval 1137456 

A98 Parish Church of All Saints 

14th century parish church, with later additions dating to the 
15th century. Listed Grade II*.  

Medieval 1321582 

A99 Church Cottage 

17th-century, two-storey timber-framed house. Listed Grade II. 

Post Medieval 1137451 
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A100 Orchard Cottage 

18th-century timber-framed cottage of one storey plus attics. 
Listed Grade II. 

Post Medieval 1312258 

A101 16a, Luton Road 

Late-18th century single storey house plus attics, extended in 
the 19th century. Listed Grade II. 

Post Medieval 1114205 

A102 Little Church Farmhouse 

Two-storey timber framed farmhouse constructed c.1700. 
Listed Grade II. 

Post Medieval 1114206 

A103 Church Farmhouse 

Two-storey farmhouse dates to 1847. Listed Grade II. 

Post Medieval 1312264 

A104 Hill Farmhouse 

Two-storey timber framed house constructed in the 16th 
century. Listed Grade II. 

Post Medieval 1321737 

A105 Barn Range Approximately 10 Metres Southeast Of Hill 
Farmhouse 

Constructed in the 18th or 19th century, the barn range is 
associated with Hill Farmhouse. Listed Grade II. 

Post Medieval 1312138 

A106 Village Farmhouse 

Late-18th or early-19th century two-storey red brick house, 
probably encasing an earlier structure. Listed Grade II. 

Post Medieval 1321738 

A107 Home Farmhouse 

Two-storey timber-framed farmhouse constructed in c. 1600 
with later alterations during the 20th century. Listed Grade II.  

Post Medieval 1113920 

A108 Houghton Conquest War Memorial 

Constructed of granite in the form of a broken circular column, 
located within the churchyard of the Grade I listed Church of All 
Saints. Listed Grade II. 

Modern 1431372 

A109 Church of All Saints 

The Church of All Saints dates to the 14th and 15th centuries. 
Listed Grade I. 

 

 

Post Medieval 1113919 
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A110 The Old Rectory 

The former rectory is of two-storeys plus attic and is 
constructed of red brick, some vitrified. Listed Grade II. 

Post Medieval 1321739 

A111 16 And 17, How End Road 

Formerly a single house originally dating to the 17th century 
and altered in the 19th century. Listed Grade II. 

Post Medieval 1113921 

A112 Ruins Of Houghton House, Houghton Park 

A 17th century mansion and associated courtyard and formal 
garden remains. Listed Grade I. 

Post Medieval 1321465 

A113 Statue of Hound at Ampthill Park 

Late-18th century Stone statue located on the main approach 
to the Grade II* listed Park House. Listed Grade II.  

Post Medieval 1114416 

A114 Park House (Cheshire Home for The Disabled), Ampthill 
Park 

Mansion located in Grade II Ampthill Park Registered Park and 
Garden. Constructed in 1694. Listed Grade II*.  

Post Medieval 1137595 

A115 Russett's Lodge 

Late-18th century adaptation by Sir William Chambers of a 
small late-17th century cottage. Listed Grade II. 

Post Medieval 1321450 

A116 Duke of Bedford's Memorial 

Erected after the end of the First World War to commemorate 
Ampthill Park training camp established by the duke in 1914. 
Listed Grade II. 

Post Medieval 1391727 

A117 Katherine's Cross Ampthill Park 

Tall stone cross erected by James Essex in 1773. Listed Grade 
II. 

Post Medieval 1114419 

A118 Parish Church of St Mary the Virgin 

Parish church originally built in the early-14th century, with later 
additions dating to the mid-15th century. Listed Grade I. 

Medieval 1114047 

A119 The Old Rectory 

18th century timber-framed rectory dating from the 18th 
century, underwent significant extension in the 19th century. 
Listed Grade II. 

Medieval 1114048 

A120 Millbrook Station 

Single storey station constructed in 1846 for the Bedford 
Branch of the LNWR. Listed Grade II. 

Post Medieval 1321648 
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A121 Lower Wood End Farmhouse 

Two-storey farmhouse dating to the 17th century and later 
modified in the 18th century. Listed Grade II. 

Post Medieval 1321649 

A122 Charity Farmhouse 

17th-century timber-framed two-storey house. Listed Grade II. 

Post Medieval 1321646 

A123 Lower Roxhill Farmhouse 

Originally a 16th century timber-framed house, altered in the 
19th century. Listed Grade II. 

Post Medieval 1311682 

A124 The Sugarloaf 

Early-18th century former public house. Listed Grade II. 

Post Medieval 1114049 

A125 Roxhill Manor Farmhouse 

Timber-framed farmhouse dates to the 17th century, with later 
additions dating to the 18th century. Listed Grade II. 

Post Medieval 1321647 

A126 Granary At Manor Farm 

Timber-framed farmhouse dating to the 18th century. Listed 
Grade II. 

Post Medieval 1114199 

A127 Manor Farmhouse 

Two-storey timber framed farmhouse originally constructed in 
the 16th century, extensively renovated in the 19th century. 
Listed Grade II. 

Post Medieval 1321583 

A128 Church of Saint Mary the Virgin 

Church dating to the 14th, 15th, and 16th centuries. Listed 
Grade II*. 

Medieval 1321701 

A129 Garden at Three Gables 

Laid out in 1900 to the designs of Charles Edward Mallows. 
Listed Grade II. 

Post Medieval 1430989 

A130 Three Gables 

Two-storey Arts and Crafts house designed by Charles Edward 
Mallows in 1900. Listed Grade II. 

Post Medieval 1411059 

A131 Barn At the Clock House 

Late-17th or 18th-century barn. Listed Grade II. 

Post Medieval 1114287 

A132 Box End House 

Late 16th-century timber-framed house which has undergone 
alterations during the 17th or early-18th century. 

Post Medieval  1159567 
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A133 Groom's Cottage, Stables, Fodderstore and Carriage Shed 
at The Clock House 

Late-19th-century range of single-storey outbuildings. Listed 
Grade II. 

Post Medieval 1159604 

A134 Crossland Fosse 

The asset is of two storeys plus attics, designed in a William 
and Mary Revival style in 1889. Listed Grade II. 

Post Medieval 1310989 

A135 Lodge To Crossland Fosse 

Built around 1889, the two-storey lodge was designed in the 
William and Mary Revival style. Listed Grade II. 

Post Medieval 1321543 

A136 The Clock House 

Early-18th-century house of two storeys plus attics. Listed 
Grade II. 

Post Medieval  1321548 

A137 Barn at Rushey Ford House 

18th century timber-framed Barn. Listed Grade II. 

Post Medieval 1114288 

A138 West End Farmhouse 

Late-18th century timber framed house. Listed Grade II. 

Post Medieval 1159618 

A139 Threeways Farmhouse 

16th century timber-framed house. Listed Grade II. 

Post Medieval 1300794 

A140 Rushey Ford House 

Late-16th or early-17th century farmhouse. Listed Grade II. 

Post Medieval 1310966 

A141 Top Farmhouse 

18th century two-storey farmhouse. Listed Grade II. 

Post Medieval 1321549 

A142 Old Farmhouse 

17th-century timber-framed house. Listed Grade II. 

Post Medieval 1114289 

A143 Justin's Farmhouse 

17th century two-storey timber-framed house. Listed Grade II. 

Post Medieval 1321550 

A144 Meadow Farmhouse 

17th-century farmhouse of two storeys; underwent remodelling 
in the late-18th or 19th century. Listed Grade II. 

 

 

Post Medieval 1159633 
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A145 A Moated Site, Three Fishponds, Two Trackways and Field 
Systems at Moat Farm 

A moated site with associated cultivation earthworks, three 
ponds, two trackways, and remnants of an earlier medieval field 
system associated with the medieval farmhouse. Scheduled 
Monument.  

Post Medieval 1009240 

A146 Medieval Village and Moated Sites at Thrupp End 

Remains of a deserted medieval village and two medieval 
moated sites. Scheduled Monument. 

Medieval 1010364 

A147 Thrupp End Farmhouse 

Timber-framed farmhouse dates from the 17th century, with 
19th-century additions. Listed Grade II. 

Post Medieval 1114045 

A148 Lidlington House 

Late-18th century, former Red Lion Public House, now split into 
two separate houses with later additions dating to the 19th 
century. Listed Grade II. 

Post Medieval 1311724 

A149 8 And 10, High Street 

17th century two-storey house constructed, later divided into 
two properties during the 19th-century. Listed Grade II. 

Post Medieval 1311758 

A150 The Green Man Public House 

17th-century timber-framed public house with later renovations. 
Listed Grade II. 

Post Medieval 1321645 

A151 Church of St Michael 

Church of St Michael originally dates from the 13th to the 15th 
centuries, extensively altered during 19th century. Listed Grade 
II*. 

Medieval  

Post Medieval 

1113934 

A152 53-55 

A row of single storey estate cottages built in 1849. Listed 
Grade II. 

Post Medieval 1113935 

A153 The Old Cottage 

18th-century timber-framed house. Listed Grade II. 

Post Medieval 1312071 

A154 49-52 

A row of four estate cottages built in 1848, for Francis Russell, 
seventh Duke of Bedford. Listed Grade II. 

 

 

Post Medieval 1321704 
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A155 Church of St Mary 

Church of St Mary dates from the 13th to the 15th centuries 
and was restored in the 19th century. Listed Grade I. 

Medieval  

Post Medieval 

1289532 

A156 Woburn Abbey 

Grade I Registered Park and Garden includes extensive 
parkland and pleasure grounds, multiple individual designated 
heritage assets, and centred on the Grade I listed Woburn 
Abbey (NHLE ref: 1114006).  

Post Medieval 1000364 

A157 80 And 82, Cotton End Road 

18th-century houses with 19th-century alterations. Listed Grade 
II. 

Post Medieval 1114200 

A158 Spindle Cottage 

18th-century single storey timber-framed cottage. Listed Grade 
II. 

Post Medieval 1114201 

A159 Bromford 

A row of timber-framed cottages dating to the 18th-century, with 
19th century alterations. Listed Grade II. 

Post Medieval 1114202 

A160 Manor Farmhouse 

Two-storey timber-framed farmhouse, dates to the 17th 
century. Listed Grade II. 

Post Medieval 1137529 

A161 Herring's Green Farmhouse 

Farmhouse rebuilt in 1785-1786, incorporating an earlier 
structure. Listed Grade II. 

Post Medieval 1312651 

A162 58, Cotton End Road 

A pair of timber-framed houses, dating from the 18th century. 
Listed Grade II. 

Post Medieval 1321584 

A163 Cotton End Farmhouse 

A two-storey timber-framed house dating to the 17th century. 
Listed Grade II. 

Post Medieval 1321585 

A164 Compton Cottage 

18th-century timber-framed cottage with a thatched roof. Listed 
Grade II. 

Post Medieval 1321587 

A165 Manor Farmhouse 

Two-storey farmhouse built in the late-16th century. Listed 
Grade II*.  

Post Medieval 1114166 
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A166 The Bell Public House 

17th-century timber-framed public house. Listed Grade II. 

Post Medieval 1114167 

A167 8 And 10, Bell Lane 

18th-century cottages. Listed Grade II. 

Post Medieval 1136714 

A168 21, High Road 

Timber-framed house of one and a half storeys dating from the 
early- to mid-18th century. Listed Grade II. 

Post Medieval 1200372 

A169 Dovecote At Manor Farmhouse 

Dates from the 18th century. Listed Grade II. 

Post Medieval 1312603 

A170 Cardington Number 1 Shed at RAF Cardington 

An airship hangar constructed in 1916-17 by A. J. Main and Co. 
of Glasgow for the Admiralty, was enlarged in 1926-27. Listed 
Grade II*.  

Modern 1114165 

A171 Cardington Number 2 Shed at RAF Cardington 

An airship hangar constructed in 1928 by the Cleveland Bridge 
Co. of Darlington. Listed Grade II*. 

Modern 1136810 

A172 Mausoleum Approximately 10 Metres Northwest of North 
Aisle of Church of St Mary the Virgin 

Originally dating to the 17th century, the Mausoleum was rebuilt 
in 1859, presumably by Benjamin Ferrey. Listed Grade II. 

Post Medieval 1113925 

A173 Remains of Churchyard Cross Approximately 10 Metres 
Southeast of South Aisle of Church of St Mary the Virgin 

Remains of Churchyard Cross is approximately 1m in height, 
within the churchyard of the Grade II* listed Church of St Mary 
the Virgin. Listed Grade II. 

Medieval 1113926 

A174 Maulden Grange 

House originally dating to the 17th century or earlier and 
subsequently redesigned in the late 18th-century in a Gothic 
style. Listed Grade II. 

Post Medieval 1137884 

A175 Bedford Western Bypass 

Archaeological investigations conducted over roughly 10 years 
along the southern section of the Bedford Western Bypass 
uncovered remains spanning multiple historical periods. 
Detailed site-specific information is available in references to 
individual monuments or events. 

 

Multiphase EBB580 
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A176 Bedford Western Bypass, Bell Farm to A421: Trial 
Excavation 

The archaeological evaluation of the proposed Bypass route 
found no physical traces of 19th-century trackways from historic 
maps. Geophysical surveys showed anomalies, but none were 
confirmed during trial trenching. Access issues prevented 
excavation in the Paddock area, which could potentially hold 
evidence of past human activity due to its topographical 
location. 

Prehistoric to 
Medieval 

EBB656 

A177 Bedford Western Bypass: Assessment of Potential and 
Updated Project Design 

The evaluation, mainly conducted between 1998 and 2007, 
identified multiple archaeological sites across various periods. 
These include Bronze Age field remnants, Iron Age 
settlements, Romano-British farmsteads, medieval features, 
and post-medieval activities such as quarrying and trackways. 
The report outlines findings from different areas, revealing a 
diverse range of archaeological remains, from burial sites to 
agricultural activities. 

Prehistoric to 
Medieval 

EBB652 

A178 Land at Broadmead Road, Stewartby: Archaeological 
Evaluation 

Headland Archaeology conducted an evaluation of land 
proposed for development at Broadmead Road, Stewartby, 
Bedfordshire, commissioned by O&H Properties. Out of 104 
trenches excavated within the Development Area (DA), 60 were 
blank, revealing limited archaeological remains. Sub-surface 
features were found in 44 trenches, with 12 containing datable 
remains of archaeological significance. Prehistoric features 
from the early and late Iron Age, including settlement remains, 
were discovered in the southern part of the DA. Evidence of 
medieval agricultural activity was also found in the northern 
part. Agricultural remains were deemed locally significant, while 
settlement remains were considered regionally significant. 

Prehistoric to 
Medieval 

EBB1010 

A179 Land at Progress Park (Phase 2), Bedford; An 
Archaeological Evaluation 

In 2007, an archaeological evaluation took place on a 3.2-
hectare section of land at Progress Park (Phase 2) in Elstow. 
This evaluation aimed to assess the archaeological potential 
before the construction of phase 2 of an industrial park, 
extending the existing Progress Park (Phase 1).  

Prehistoric to 
Medieval 

EBD142 

 

A180 Land at Van Dieman's Land, Woburn Road, Kempston 
Rural; Archaeological Field Evaluation 

 EBD430 



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT  PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences 

Asset. 
(A) 
ref. Description Period 

HER/NHLE 
ref.  

A181 Land At Wixams; Geophysical Survey 

A gradiometry survey covering around 53 hectares of arable 
land at Wixams revealed an area of settlement, likely from the 
Iron Age or Roman period, accompanied by a potential road or 
drove way. Few possible archaeological anomalies were 
detected, possibly indicating agricultural or natural features. 
Most of the site exhibited anomalies associated with modern 
agricultural activities, including former field boundaries, 
ploughing, and farm buildings from Elstow Hardwick. The 
remaining anomalies were either natural features or modern 
structures such as underground services and fencing. 

Modern EBB1223 

A182 Land to the West of Elstow, Site 4; Archaeological Field 
Evaluation 

Bedfordshire County Archaeology Service was tasked by 
Wrenbridge to evaluate 11.5 hectares of land west of the A6 at 
Elstow for development purposes. The study aimed to assess 
the archaeological potential of the area, located within the 
Elstow Brook valley. The evaluation plan, approved by the 
County Archaeological Officer, involved a staged approach 
including fieldwalking and geophysical survey. However, the 
presence of great crested newts prevented fieldwalking, leading 
to an increased focus on trial trenching. Geophysical survey 
revealed magnetic anomalies near the brook. The evaluation 
was conducted in two phases due to heavy rain, with limited 
investigations on the higher ground to the south. Initial findings 
suggested modern activity, mainly from former allotments, with 
some post-medieval features noted. Limited excavation to the 
north revealed traces of a ditch and possible pits, but further 
work was halted due to water inundation. 

Multiphase EBD82 

A183 Land West of Kempston/S Biddenham Loop: 
Archaeological Intrusive Evaluation 

An intrusive evaluation was undertaken across a vast 100-
hectare area, excluding sections previously assessed for the 
Bedford Western Bypass and those restricted by the 
Environment Agency due to flood risk. Informed by a preceding 
non-intrusive assessment conducted by Albion Archaeology in 
March 2003, the study delineated two primary zones with 
contrasting archaeological densities. The region west of 
Kempston showcased scattered prehistoric artifacts, peripheral 
field systems from the late Iron Age/Roman era near Marsh 
Leys Distribution Centre, a Saxo-Norman settlement by 
Cemetery Road, medieval field systems, post-medieval 
settlements near The Bury, and evidence of quarrying activity 
north of Ridge Road. Conversely, the southern Biddenham 
Loop area, with a history spanning from the Palaeolithic to 
modern times, displayed intensive human activity during 
various periods, including the late Neolithic/early Bronze Age, 
late Bronze Age/early Iron Age, middle Iron Age, late Iron 
Age/Roman period, and early middle Saxon period. The 

Prehistoric to 
Medieval 

EBB696 

EBB690 

MBB18920 

MBB18917 
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evaluation revealed settlements, ceremonial sites, and funerary 
sites within this region, although some archaeological remnants 
were challenging to discern in narrow trenches, hinting at a 
broader buried landscape. Of particular note, one Neolithic 
monument of national significance, designated as a Scheduled 
Ancient Monument, was identified amidst this rich 
archaeological tapestry. 

A184 Stewartby Brickworks, Broadmead Road, Stewartby, 
Bedford, Mk43; Historic Building Survey 

This report presents the findings of a Standing Building Survey 
conducted by MOLA at Stewartby Brickworks in Bedford. 
Commissioned by Cloud Wing UK to fulfil a condition on listed 
building consent, the survey adhered to Historic England's 
standards. The site comprises two large grade II listed Hoffman 
kilns and four grade II listed brick chimneys, constructed by the 
London Brick Company in the early to mid-20th century. Once 
the world's largest brickworks, the site holds international 
cultural significance. Surrounding the brickworks is a garden 
village for workers, still active today. Despite ceasing 
production in 2008, the site remains derelict. 

Modern EBB1487 

A185 The Recreation Ground, Park Crescent, Stewartby; Trial 
Trench Evaluation 

Headland Archaeology conducted an evaluation at The 
Recreation Ground, Park Crescent, Stewartby, Bedfordshire, 
commissioned by O&H Properties. 20 trenches excavated over 
the DA revealed limited archaeological remains, including late 
Iron Age ditches, a pit, and modern drainage features. The Iron 
Age features contained abraded pottery and animal bone, 
suggesting they represent field systems on the periphery of 
more concentrated activity outside the DA, deemed locally 
significant. 

Iron Age EBB850 

A186 Wixams Northern Expansion Area, Bedfordshire; 
Excavation 

Archaeological excavation was conducted from May to August 
2017 at Wixams Northern Expansion Area, Bedfordshire, in 
compliance with planning consent conditions (15/00466/EIA). 
This report outlines findings and proposals for analysis, 
publication, and archiving, fulfilling requirements outlined in the 
approved Written Scheme of Investigation by Bedford BC 
Senior Archaeological Officer. Early activity included a pit and 
two post holes. 

Unknown EBB1359 

A187 Iron Age Pot, London Brick Co. Site 

At the site of the London Brick Company in Elstow, a small late 
Iron Age wide mouthed pot with part of the rim missing was 
recovered. 

Iron Age MBD15844 
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A188 Railway Cottage, Cow Bridge, Ampthill Road 

19th century railway cottage. 

 

Post Medieval MBD9240 

A189 Hardwick Bridge 

Limestone bridge constructed in the 18th or 19th century. There 
has been a bridge at this site since at least 1430. 

Post Medieval MBD4442 

A190 Circular Cropmark, Kempston Rural 

An unknown circular cropmark. 

 MBD14749 

A191 Brickworks 

Elstow Brickworks, operational from 1897 to 1973, featured its 
own railway system, later converted. Two chimneys demolished 
in 1974, followed by complete site demolition starting in 1978. 
Clay pit northeast of the site now filled with waste material. 

Modern MBD7094 

A192 Cu Alloy Chisel 

An early form of miniature chisel/axe, resembling early Bronze 
Age flat axes, features facets on the sides and cutting edge, 
lacking a central stop. Some reworking is visible along one side 
on the obverse face, exhibiting slight/shallow flanges. The 
cutting edge shows damage, but uncertain if it is recent or from 
antiquity. Additionally, the cutting edge is slightly crescentic, 
with gently curved sides that flare out slightly at the damaged 
butt end. 

Bronze Age MBB21533 

A193 Brickfield & Kilns, Wootton Broadmead 

Brickfield at Wootton Broadmead, west of Bedford railway line 
north of present Stewartby works. Opened around 1879-80, 
shown on map surveyed 1881-82 and later revised in 1900, but 
closed down in latter year. Kilns demolished by June 1901; site 
absent on 1927 map. No remains; site encroached upon by 
railway sidings and modern Stewartby works' kilns. 

Post Medieval MBD7138 

A194 Brickfield, Close to Brook Farm 

The site of a brickfield and kiln, known to have been in 
operation between 1833 and 1885. 

Post Medieval MBD2933 

A195 Clay Pit 

Between 1947 and 1968, extensive post-medieval clay 
extraction and brickfields expanded significantly. Located 
between the Midland Railway and Elstow village, the brickfield 
pits, belonging to the London Brick Company, grew from the 
latter half of the 19th century until their closure in 2008. Aerial 
photographs from 2009 reveal a substantial area, with the 
farmland absorbed by the expansion. 

Post Medieval MBD6677 
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A196 Iron Age Features, Stewartby Recreation Ground, Park 
Crescent 

An archaeological trial trench evaluation undertaken in 2013 
identified ditches and a pit of late Iron Age date. 

Iron Age MBB21738 

A197 Iron Age/Romano-British Settlement; Ne of Kempston 
Hardwick 

An Iron Age/Romano-British settlement with Bronze Age 
elements, made up of enclosures, dwellings and cremation 
burial cemeteries, the settlement as a whole seemingly out of 
use by the 4th century. 

Iron Age 

Romano-British 

MBB22838 

A198 Old Clay Pits 

Site of former Post Medieval Clay Pit. 

Post Medieval MBD7131 

A199 Ridge and Furrow, Wootton Historic Parish 

Ridge and Furrow in the historic parish of Wootton. This record 
was updated in 2018 to reflect the surviving earthworks, based 
upon the work of the National Mapping Programme. 

Post Medieval MBD5135 

A200 Roman Ditches, South of Fields Road, Wootton 

A small concentration of archaeological features that consisted 
of a ditch and three gullies was identified during a trial trench 
evaluation undertaken ahead of development. 

Unknown MBB22417 

A201 Roman Occupation, Southwest of Peartree Farm 

Roman occupation material found 1936, including 3rd-4th 
century pottery, stone, wattle, roof and floor tiles. In an area of 
discrete and linear cropmarks aerial photographs. 

Roman MBD263 

A202 Pillbox adjacent to Roundabout Junction of A421 and B530 

A Second World War pillbox in Elstow. 

Modern MBD15689 

A203 Warehouse, Chantry Road 

The site of a 20th century warehouse in Kempston. 

Modern MBD17704 

A204 Windmill, Kempston Hardwick 

The site of a windmill, known from field names recorded in the 
18th and 19th centuries. Mill Field is shown on the Kempston 
Enclosure Map of 1804. 

Post Medieval MBD3571 

A205 The Chequers Public House, Kempston 

Location of former Chequers Public House, shown on a map of 
1848 and mentioned in the Post Office Directory of 1869, but 
no further mention in any subsequent directories. 

Post Medieval MBD5466 
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A206 The Elms (Formerly Vicarage Farm) 

19th century farmhouse deemed of local interest. Earlier range 
of farm buildings to the south. 

 

Post Medieval MBD5665 

A207 Kempston Hardwick Farmhouse 

A 17th century farmhouse with later alterations. Not listed. 
Demolished in 1976. 

Post Medieval MBD5964 

A208 Farmhouse, West of Kempston Hardwick Farmhouse, 
Kempston Hardwick 

A 17th century timber framed house, formerly Grade III listed, 
demolished in 1976. 

Post Medieval MBD5965 

A209 Barns To Marsh Leys Farm, Woburn Road 

Group of 18th/19th century barns and subsidiary buildings. 

Post Medieval MBD8729 

A210 Marsh Leys Farm, Woburn Road 

18th century Farmhouse. 

Post Medieval MBD8730 

A211 Cp Cottage; Bedford Road, Stewartby 

A brick single-storey building with modern roof present on the 
first edition map dated late 19th century. The apertures all have 
alternate colour brickwork. 

Modern MBB22800 

A212 Second World War Hostel/Camp (Site Of); 
Stewartby/Houghton Conquest 

A Second World War hostel or camp is visible on historical 
aerial photographs at Kempston Hardwicke and called WLA 
Hostel, Houghton Conquest but was commonly known as 
Chimney Corner. The aerial photographs show that between 
1946 and 1948 a few more buildings were constructed showing 
that it was still in use after the war. The camp officially closed in 
1950. 

Modern MBB22055 

A213 Second World War Pillboxes 

Possible Second World War non-standard design pillboxes are 
visible on historical aerial photographs. There are 11 of these 
small structures located around the Stewartby Brickworks. 

Modern MBB22059 
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A214 Elstow Ammunition Factory, A6 

The Royal Ordnance Factory in Elstow was a large factory for 
the creation of bombs in the Second World War, it has since 
been converted into industrial units and is now the Elstow 
C.E.G.B Storage Depot. It also has a Second World War Type 
22 pillbox is visible on historical aerial photographs within the 
former Royal Ordnance Factory Elstow 

Modern MBD17890 

MBD18001 

MBB22898 

A215 Site of Brickwork Buildings and Chimney’s; Stewartby 

The site of structures at Stewartby Brickworks, including the 
main kilns and ancillary buildings. 

 

Modern MBB22895 

MBB22896 

A216 Ridge and Furrow Alignment 

Medieval Ridge and furrow recorded by the National Mapping 
Program.  

Medieval –- 

A217 Roman Strap and Anglo-Saxon Coin 

Within Kempston a late Iron Age to Roman belt slide and an 
Anglo-Saxon sceatia were found. The belt slide was from a 
short sword or gladius from the 1st to 2nd century. The silver 
sceatia dates to 690 to 725 AD and is thought to be one of the 
primary series. 

Iron Age to 
Roman 

MBD15998 

A218 Elstow Garden Villages; Evaluation 

Evaluation carried out on the site of a proposed storage depot 
serving Elstow New Settlement. No archaeological findings are 
recorded in HER.  

Unknown EBB1201 

A219 CIRCULAR CROPMARKS, Stewartby 

Circular cropmarks are visible at this site. 

Unknown MBD14756 

A220 Archaeological Investigation at Broadmead Road, 
Stewartby, Bedfordshire 

Headland Archaeology Ltd's investigation at Broadmead Road, 
Stewartby, Bedfordshire, from 29 January to 25 April 2014, 
uncovered evidence of mid to later Iron Age agricultural and 
settlement activities, including a cattle-pen, field boundaries, 
nearby settlement, and quarrying. Out of 104 trenches, 60 
yielded no significant findings. Datable remains, primarily from 
the early and late Iron Age, were found in 12 trenches, 
including settlement remnants. Medieval agricultural activity 
was also identified. Agricultural remains were deemed locally 
significant, while settlement remains held regional significance. 

Iron Age-
Medieval 

EBB1008 

EBB1010 
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A221 Marsh Leys Farm, Kempston 

Excavations by Albion Archaeology in Kempston, Bedfordshire, 
between 1998 and 2001 revealed evidence of human activity 
dating back to the early-middle Iron Age. Features included a 
ditched enclosure possibly used for animal grazing. Two 
unenclosed farmsteads, established approximately 100 years 
before the Roman invasion of AD 43, featured cremation 
burials, with one potentially containing a shrine. During the 
Roman period, a regular layout of fields and enclosures 
emerged around the original farmsteads, with evidence of 
mixed agriculture, ironworking, and quarry pits. Pottery, metal 
objects, and domestic debris were abundant, suggesting a fairly 
low-status settlement. 

Early middle Iron 
Age/Roman 

EBB683 

EBB1200 

EBD472 

EBD473 

MBD9600 

MBB22052 
MBB22053 

A222 Land off 'Belmont', Woburn Road, Wootton; Evaluation 

In June 2017, an archaeological trial trench evaluation was 
conducted by MOLA for GRT Group, in collaboration with Apex 
Planning, at 'Belmont', Woburn Road, Wootton, Bedfordshire, 
ahead of planned development. Seven trenches were 
excavated, but no archaeological findings were discovered. 

Unknown EBB1317 

A223 Land West of Elstow; Fieldwalking Survey, Geophysical 
Survey 

An archaeological evaluation was conducted for a 36-hectare 
area at Elstow, with 24 hectares to the west. Fieldwalking 
revealed early prehistoric activity, confirmed late Iron 
Age/Roman findings, and extended knowledge of early to 
middle Saxon activity. The presence of Saxo-Norman to 
medieval material suggests medieval occupation linked to 
Elstow Abbey and the village of Elstow. The absence of certain 
artifacts in the northeast could be due to modern construction 
debris. 

Multiphase EBB589 

A224 Land to The West of Elstow Progress Park (Site 4); 
Archaeological Watching Brief 

For development south of the brook, an archaeological 
watching brief conducted from September 2001 to late April 
2002 by Albion Archaeology. The estate road construction did 
not expose archaeological features due to overburden sealing 
most of the area. Similarly, drainage work yielded no features 
despite good visibility, suggesting marginal former activity. 
North of the brook, a high water table hampered work. Ditches, 
possibly part of an enclosure system, were identified, but with 
sparse and contradictory dateable material. Alluvial deposits 
modified the valley slope, sealing ditches, and a minimally 
abraded flint was found in one deposit. An infilled former 
channel was briefly exposed near the brook. 

Unknown EBB594 
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A225 Marston Grid, Bedfordshire; Evaluation, strip, map and 
record 

An archaeological evaluation, strip, map and record 
investigation was commissioned by EDF Energy on the site of a 
proposed substation and associated works compound. No 
evidence of archaeological activity was encountered. 

Unknown EBB805 

A226 West of Elstow; A Summary Report on the Archaeological 
Evaluation of land 

The evaluation confirmed conclusions from earlier assessments 
and helped date cropmark complexes. The geophysical survey 
showed that visible boundaries on air photos were genuine, not 
just areas with obscured architectural evidence. While 
extensive archaeological remains exist on the site, some areas 
have sparse or no remains. Late Iron Age to Medieval deposits 
are present but heavily damaged by ploughing. Recent 
construction, such as the Orbital Sewer and Bypass, has 
caused destruction and displacement of archaeological 
evidence, including a Late Iron Age/Romano-British site and a 
Romano-British trackway and settlement. 

Late Iron Age to 
Medieval 

EBB923 

A227 The Wixams, Elstow, Areas 2, 5, 6, 8 and 9; Archaeological 
Investigation 

Archaeological works covered Areas 2, 5, 6, 8, and 9, totalling 
approximately 5.8 hectares near the A6. Findings included 
Roman occupation evidence in Area 2, consisting of boundary 
ditches, gullies, and pits. The ditches showed damage from 
later medieval/post-medieval furrows and likely enclosed a 
farmstead. Ridge and furrow earthworks were observed in 
Areas 5, 6, and 9, indicating part of the open fields of 
Wilshamstead township during the medieval/post-medieval 
period. 

Multiphase EBD233 

A228 The Bedford Southern Bypass; Archaeological Evaluation 

The Bedfordshire County Council Archaeological Evaluation 
Report identified a widespread complex of droveways and field 
boundaries, along with a single ring ditch scattered across the 
landscape. Additionally, a flexed inhumation with grave goods, 
including five flint artifacts, likely dating to the Neolithic period, 
was discovered in association with a pit containing flint 
debitage. 

Prehistoric EBD537 

A229 Belgic Pottery off Chantry Avenue 

Iron Age pottery found off Chantry Avenue 

Iron Age MBD14660 

A230 Roman Finds 

Roman pottery said to have been found in 1851. 

Roman MBD265 
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A231 Roman Settlement Activity, North of Cp Cottage 

A series of ditches were revealed, dating to the later Roman 
period. Two large features that could be wells or quarries were 
also present. 

Roman MBB21791 

A232 Medieval/Post-Medieval Field Boundary; South of New 
Farm, Wootton 

Probable medieval earthworks, including a ditched enclosure 
and field boundaries, west of Berry Farm, Wootton Green, likely 
representing an enclosed farmstead, now part of Berry Wood, 
afforested between 1991-1994. 

Medieval/Post 
Medieval 

MBB22051 

A233 Cropmarks; North of Peartree Farm 

Enclosure cropmarks of late Iron Age-Roman farmstead, cut by 
Bedford Bypass construction. 

Iron Age MBD1625 

A234 Iron Age Ditch, West of A6 

An Iron Age boundary ditch was seen to the north of the brook, 
during the excavations prior to an industrial park being built. 

Iron Age MBD18213 

A235 Ridge And Furrow, Marston Moretaine parish 

Areas of ridge and furrow recorded around Marston Moretaine. 

Post Medieval MBD2791 

A236 Clay Pit 

Site of clay extraction pit disused c.1953. 

Post Medieval MBD6682 

A237 Brickfield & Kiln 

Site of post medieval brickworks 

Post Medieval MBD7133 

MBD7137 

A238 Original Brickworks of B J Forder and Modern Brickworks 
of London Brick Company 

Established in 1897, Stewartby Brickworks initially covered a 
small area but expanded significantly by 1923, becoming 
possibly the largest brickworks in the world. Ceasing production 
in 2008, it remains a significant site, extending northwards and 
eastwards of the railway line. Once boasting 32 chimneys, two 
of the oldest were demolished in April 1979. 

Modern MBD8473 

MBD8472 

A239 Windmill 

The site of a windmill, shown on a map of 1765. 

Post Medieval MBD3165 

A240 Slaughterhouse, Ampthill Road 

The site of a post medieval to 20th century slaughterhouse. 

Modern MBD17698 
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A241 Farm, Kempston Hardwick 

A Farm building built 1804-1848. Farm structures existed until 
1946 but demolished by 1968, now marked as "Works" on 
Ordnance Survey maps. 

Post Medieval MBD3122 

A242 Chimney Corner Public House, Kempston 

A 20th century public house associated with the former 
Coronation Brickworks. 

Modern MBD4430 

A243 Prehistoric & Roman Occupation, West of A6  MBD18212 

A244 Old Church of All Saints 

Ruins of a former parish church dating from the 12th to 19th 
centuries. Listed Grade II*. 

Medieval 1114056 

A245 Segenhoe Manor 

Manor house rebuilt in the early-18th century. Listed Grade II*. 

Post Medieval 1158084 

A246 Malting Spinney Medieval moat, associated outer 
enclosure and cultivation earthworks, Ridgmont 

Remains of a medieval moated enclosure and its associated 
outer enclosure and cultivation earthworks. Scheduled 
Monument. 

Medieval 1012698 

A247 Warden Abbey 

Former monastic site and post-Dissolution estate. Scheduled 
Monument. 

Post Medieval 1002936 

A248 Church of All Saints 

Parish church dating to the 15th century. Listed Grade I. 

Medieval 1114281 

A249 Ringwork and Bailey Castle, Brogborough 

The earthworks and buried remains of a Norman ringwork and 
bailey castle, likely Rugemont Castle, a stronghold of the 
Walhull family and later the de Greys, situated on a promontory 
along the northeast scarp of the Greensand Ridge. The estate 
was also previously owned by the Russell Dukes of Bedford. 
Scheduled Monument 

 Medieval 1013016 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Public 
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NON-SIGNIFICANT IMPACTS TO THE SIGNIFICANCE OF ABOVE GROUND HERITAGE ASSETS 

Table B-1 is a comprehensive assessment of those assets that have been scoped into the assessment, for which the impact to significance through changes to setting from the Proposed Development is considered to be 

less than substantial harm in terms of the NPPF, and minor adverse or negligible significance (non-significant) in EIA terms.  

The three underbridges would be physically impacted by the Proposed Development. This work comprises:  

 SPC1/176 Bedford Road (B530): Minimal track realignment with on track tamping, along with minor bridge repair works associated with steel girder repair, repainting and ballast retention). 

 SPC1/177 Henmans Underpass: Extension of the deck to the west to accommodate track with the addition of a new precast concrete deck of 4m span with width of 8m including new concrete abutments, wingwalls and 

piling. 

 Overbridge, SPC1/178 Hardwick: demolishing two bridge spans: the mainline span and the western infilled span.  

 The assessment has considered maximum heights (above ground level) as set out in in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 

by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

 It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

Non-significant impacts to designated heritage assets that would result in less than substantial harm, but not at the upper range, both within and beyond the 5km study area, were determined using professional judgement, 

and informed by the results of the site visits, as well as by liaison with the Landscape team, utilisation of the ZTV, and reference to Chapter 7: Landscape and Visual Impact Assessment (Volume 1) , Appendix 7.1: 

Technical Methodology: Photography, 3D Modelling, Accurate Visual Representations (Volume 3). Reference is also made to Chapter 9: Noise and Vibration (Volume 1), Appendix 9.4: Operational Noise 

Assessment (Volume 3), and Appendix 9.5: Demonstration of Compliance with Operational Phase Noise Limits (Volume 3).  

Table B-1 - Non-Significant Impacts to the Significance of Designated above Ground Heritage due to Changes to Setting 

Ref Heritage Asset Setting Contribution to Asset Significance 
Heritage 
Significance 

East Gateway Zone 

A1ak Underbridge SPC1/176 Bedford Road (B530) is located in East Gateway Zone and the proposed works include minimal 
track realignment with on track tamping, along with minor bridge repair works associated with steel girder repair, 
repainting and ballast retention. There will be a direct impact on the asset but considering most of proposed works are 
repair works, it is unlikely to have a significantly negative impact on the asset.  

Low (setting medium contribution) Low 

A1al SPC1/177 Henmans Underpass – The proposed works on the asset includes extension of the deck to the west to 
accommodate track with the addition of a new precast concrete deck of 4m span with width of 8m including new concrete 
abutments, wingwalls and piling. The proposed work would directly physically impact the non-designated asset.  

Low (setting medium contribution) Low 

A1am Overbridge, SPC1/178 Hardwick – The proposed works involve demolishing two bridge spans: the mainline span and 
the western infilled span. The single-span deck would be lifted out, and the western span would be demolished using 
static cutting and mechanical chiselling for track realignment, while the eastern span would remain blocked as existing. 
The proposed work would directly physically impact the non-designated asset.  

Low (setting medium contribution) Low 

Ampthill 

A113 Statue of Hound at Ampthill Park is located within the Grade II Ampthill Park Registered Park and Garden Ampthill 
Park (A9). Constructed in the late-18th century, the stone statue is located on the main approach to the Grade II* listed 
Park House (A114) via the east drive. The asset comprises a stone statue of a hound on a pedestal. It is located 4.1km to 
the south of the Core Zone of the Site. The asset was listed at Grade II in 1972 (NHLE ref: 1114416) (Historic England, 
2024). The asset has high architectural and historic interest as a surviving 18th century stone statue associated with the 
Grade II* listed Park House (A114), connected to the wider pleasure grounds and designed landscape of Ampthill Park, 
and located within the Grade II Ampthill Park Registered Park and Garden (A9).  

The asset is defined by its immediate location within the pleasure grounds of the Grade 
II* listed Park House (A114) and by the wider Ampthill Park, re-designed by Brown in the 
late-18th century. The asset is also defined by its key historic relationships with other 
assets within the park and garden, especially contemporary to the late-18th century re-
design of the house and grounds, assets such as the Grade II listed Katherine’s Cross 
(A117) as well as with the Grade II listed Russett’s Lodge (A115), which was a 17th 
century building adapted by Chambers in the late-18th century. The Earl of Upper 
Ossory also connects the asset to the ruins of Houghton House (A7 and 112) and to the 
wider town of Ampthill. Taken overall, setting makes a high contribution to significance.  

High 
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Ref Heritage Asset Setting Contribution to Asset Significance 
Heritage 
Significance 

A115  Russett's Lodge is located within the Grade II Ampthill Park Registered Park and Garden (A10) and the Ampthill 
Conservation Area (A14). It is a late-18th century adaptation by Sir William Chambers of a small late-17th century 
cottage. The asset is constructed of red brick and has a classical pedimented facade with a plain 6-panel door. This is 
flanked by severe stone pilasters which support a massive entablature. It is located 4.8km to the south of the Core Zone 
of the Site. The asset was listed at Grade II in 1951 (NHLE ref: 1321450) (Historic England, 2024). The asset has high 
architectural and historic interest as a surviving 17th century cottage that was adapted by Chambers in the late-18th 
century to complement his improvement works to the Grade II* listed Park House (A117) 

The asset is defined by its location within the Grade II Ampthill Park Registered Park and 
Garden (A9) and the Ampthill Conservation Area (A14), in an area largely characterised 
by clumps of trees, perhaps planted by Brown (Bedfordshire Magazine, 1972). The asset 
is also defined by its key relationships with the Grade II* listed Park House (A114) and 
Grade II listed Statue of Hound (A113), as well as with the Grade II listed Katherine’s 
Cross (A117) – as key components of the late-18th century Ampthill Park estate, as well 
as with the Ampthill Conservation Area. It also has an important relationship with the 
Grade II listed Duke of Bedford’s Memorial. The site visit confirmed that despite nearby 
Ampthill, modern sports facilities and car park, and the busy Woburn Road and 
Hazelwood Lane which surround the park, the asset has maintained its overall feel as 
part of a country estate – its parkland character providing a contrast with the modern 
bustle of 21st century life outside of the park boundary. Taken overall, setting makes a 
high contribution to significance.  

High  

A116  Duke of Bedford's Memorial is located within the Grade II Ampthill Park Registered Park and Garden (A9) and the 
Ampthill Conservation Area (A14). It was commissioned by Herbrand Russell, eleventh Duke of Bedford (1858-1940) and 
designed by Cecil Greenwood Hare (1875-1932). It was erected after the end of the First World War to commemorate 
Ampthill Park training camp established by the duke in 1914. It serves as a memorial to those who were trained at the 
camp and later lost their lives during the First World War. The asset comprises an octagonal base with projections on 
each corner, a stepped octagonal plinth, and an octagonal column on a chamfered pedestal with a cross above. It is 
located 4.9km to the south of the Core Zone of the Site. The asset was listed at Grade II in 2006 (NHLE ref: 1391727) 
(Historic England, 2024). The asset has architectural and high historic interest as a distinctive local war memorial, 
designed to commemorate those who trained at Ampthill. Its design reflects that of the nearby Grade II listed Katherine’s 
Cross, which adds to its architectural interest. 

The asset is defined by its visual and historic relationship with the Grade II listed 
Katherine's Cross (A117) and the Grade II Ampthill Park Registered Park and Garden 
(A9). It is also defined by its relationship with the wider town of Ampthill and with the 
estates of the Russell Dukes of Bedford. Despite the nearby location of sports facilities 
and car park, the asset has maintained its parkland setting, apparent on the site visit. 
Taken overall, setting makes a high contribution to significance.  

High 

Impact Assessment 

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1). Table 7-1 identifies that the maximum height is 75m for the ERC (117m AOD for the Core Zone; 110.5m AOD for the Lake Zone; 111m AOD for the 
West Gateway Zone).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form into the Marston Vale. The assets are located on the high ground of the Greensand Ridge and are primarily defined by their immediate location within the grounds of 
the Grade II* listed Park House in the case of the Grade II listed Statue of Hound at Ampthill Park, and by the wider Ampthill Park Registered Park and Garden. Sources of artificial lighting, especially at dusk or night, would also be 
intrusive.  

The Grade II listed Statue of Hound at Ampthill Park is primarily defined by its immediate location within the pleasure grounds of the Grade II* listed Park House and by the wider Ampthill Park. The house is reached by gently sloping 
pathways down to the lake. This approach would be impacted by views of the Proposed Development, which would also change the setting of the statue. However, its primary relationship to the house would not be impacted. Its wider setting, 
characterised by the parkland designed by Brown, would be impacted by the new built form of the Proposed Development. 

Journeys within the park and when walking to/from the Grade II listed Russett's Lodge and the Grade II listed Duke of Bedford's Memorial would be impacted by views of the Proposed Development, which would also change the assets’ 
overall setting, including at dusk or night. However, the location of these assets means they do not have clear uninterrupted views out towards the Site.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Millbrook 

A151  The Church of St Michael in Millbrook originally dates from the 13th to the 15th centuries. In the 19th century, William 
Butterfield oversaw extensive changes to the building. The church is constructed of coursed ironstone rubble and ashlar 
dressings, with clay tile roofs. Its layout includes a chancel, nave, north and south aisles, a south porch, and a west 
tower. The 19th century renovations notably included work to the chancel and other 19th window tracery. The nave 
retains much of its 13th century fabric. It is located 4.9km to the south of the Core Zone of the Site. The asset was listed 
as Grade II* in 1961 (NHLE ref: 1113934) (Historic England, 2024). The asset has high architectural and historic interest 
as a medieval parish church, at the heart of the village of Millbrook. The asset’s architectural interest is enhanced by its 
19th century restoration works, undertaken by one of the 19th century’s prominent ecclesiastical architects, William 
Butterfield (1814-1900).  

The asset is primarily experienced by its location on the Greensand Ridge, and by its 
visual and historic relationship with its churchyard and surrounding trees, which filter 
views out from the asset, noticeably in summer. Views of the Marston Vale can be seen 
from the churchyard. The asset is also defined by its connections with the other assets 
located in Millbrook, notably with the Grade II listed The Old Cottage (A153), the Grade II 
listed No 49-52 (A154), and the Grade II listed No. 53-55 (A152). The asset's setting is 
also defined by its position on higher ground, which makes it a prominent landmark in the 
area, as was apparent on the site visit – views towards the church are an important part 
of its setting. It is further defined by its relationship to the Grade II* listed Park House, 

High  
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Ref Heritage Asset Setting Contribution to Asset Significance 
Heritage 
Significance 

connected by the figure of Lady Holland. Taken overall, setting makes a high contribution 
to the asset’s significance. 

A153 No. 43 (The Old Cottage) in Millbrook is an 18th-century timber-framed house with a pebbledash render. The asset has 
a 20th century tiled roof and porch. It is located 4.9km to the south of the Core Zone of the Site. The asset was listed as 
Grade II in 1952 (NHLE ref: 1312071) (Historic England, 2024). The asset has architectural and historic interest as a 
surviving late 18th century timber framed building, located within the historic core of Millbrook. Its timber-framed 
construction represents the typical historic architecture style of both the immediate and wider area.  

The asset is primarily defined by its location on Sandhill Close and by its visual and 
historic connections with the designated heritage assets located on or off Sandhill Close, 
notably with the Grade II* listed Church of St Michael (A151), The asset's setting is also 
defined by long views out towards the west and northwest over a rural landscape 
dominated by tree belts. Modern residential development in the village has also impacted 
its setting. Taken overall, setting makes a high contribution to significance. 

Medium 

A154 Nos. 49 to 52 in Millbrook are a row of four estate cottages built in 1848, for Francis Russell, seventh Duke of Bedford 
(1788-1861), indicated by a ducal coronet under a ‘B’ with the date below. The cottages are of mottled pink brick with red 
brick accents and clay tile roofs. Each cottage is of one storey plus attics, and feature four red brick multiple ridge stacks. 
The asset is located 5.1km to the south of the Core Zone of the Site. The asset was listed as Grade II in 1985 (NHLE ref: 
1321704) (Historic England, 2024). The asset has architectural and historic interest as surviving mid-19th century estate 
cottages, part of the wider county estates of the Russell Dukes of Bedford.  

The asset has a key visual and historic relationship with the Grade II listed 53-55 (A152) 
as component parts of the wider estates of the Russell Dukes of Bedford. It also has an 
important connection to the other assets connected to these estates, including Houghton 
House and Woburn Abbey. The assets are experienced by their enclosed location on 
Sandhill Close: this sense of enclosure is heightened by the tree belt which dominates 
views out from the asset towards the west. Taken overall, setting makes a high 
contribution to significance. 

Medium 

A152 Nos. 53 to 55 in Millbrook are a row of estate cottages built in 1849, for the seventh Duke of Bedford, indicated by a 
ducal coronet under a ‘B’ with the date below. The cottages are of red brick with half-hipped clay tile roofs. Each cottage 
is of one storey plus attics, and multiple ridge stacks of red brick. The asset is located 5.1km to the south of the Core 
Zone of the Site. The asset was listed as Grade II in 1985 (NHLE ref: 1113935) (Historic England, 2024). The asset has 
architectural and historic interest as surviving mid-19th century estate cottages, part of the wider county estates of the 
Russell Dukes of Bedford.  

The asset has a key visual and historic relationship with the Grade II listed 49-52 (A154) 
as component parts of the wider estates of the Russell Dukes of Bedford. It also has an 
important connection to the other assets connected to these estates, including those at 
Houghton House and Woburn Abbey. The assets are experienced by their enclosed 
location on Sandhill Close: this sense of enclosure is heightened by the tree belt which 
dominates views out from the asset towards the west. Taken overall, setting makes a 
high contribution to significance. 

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The assets are located on the Greensand Ridge; the Grade II* listed Church of St Michael is prominently located on the high ground, making it a prominent landmark in the area.  

The Proposed Development would introduce an extensive new built form into the Marston Vale, while sources of artificial lighting, especially at dusk or night, would also be apparent.  

The Grade II* listed parish church is approached by a tree-lined path, and its churchyard is characterised by a line of trees – which would shield views out towards the Site in summer and filter views throughout the rest of the year. However, 
the Proposed Development would be apparent in views out from the asset. Views towards the church tower as a local landmark would not be impacted. The surrounding tree belts would similarly reduce impacts to the Grade II listed Old 
Cottage. The enclosed location of the Grade II listed 49-52 and the Grade II listed 53-55, means that intrusive visual impacts are unlikely. However, views of the Proposed Development in journeys to and from the assets, would change how 
these assets are experienced.  

Maulden  

A128 Church of St Mary the Virgin is located on Church Road in Maulden. It has fabric dating to the 14th, 15th, and 16th 
centuries. It was substantially rebuilt in 1858-59 by Benjamin Ferrey (1810-1880) who was noted for building in the Gothic 
Revival style. The asset is constructed of coursed ironstone with ashlar dressings. It has varied roof types, ranging from 
slate and clay tile with bands of fishscale tiles. The church consists of a chancel, north vestry, nave, north aisle, south 
aisle, south porch, and a west tower. It is located 6km to the southeast of the Core Zone of the Site. The asset was listed 
as Grade II* in 1961 (NHLE ref: 1321701) (Historic England, 2024). The asset has high architectural and historic interest 
as a surviving medieval parish church, restored by noted Gothic Revival architect, Benjamin Ferrey. This connection 
enhances the asset’s architectural interest. 

The asset is defined and experienced by its immediate group: the Grade II listed 
Mausoleum (A172), and the Grade II listed Remains of Churchyard Cross (A173), as 
well as by its relationship with its churchyard and the nearby Grade II listed Maulden 
Grange (A174) and wider village of Maulden. The church has sweeping views over the 
surrounding landscape, thanks to its position on the Greensand Ridge. Taken overall, 
setting makes a high contribution to the asset’s significance. 

High 

A172  Mausoleum Approximately 10 Metres northwest of North Aisle of Church of St Mary The Virgin, Church Road, 
originally dating to the 17th century, was rebuilt in 1859, presumably by Benjamin Ferrey, who also restored the Grade II* 
listed Church of St Mary the Virgin. The mausoleum was designed to house the remains of members of the Bruce family. 
The small, octagonal mausoleum stands on a vaulted crypt, possibly medieval, and is constructed of coursed ironstone 

The asset is defined by its immediate group: the Grade II* listed Church of St Mary the 
Virgin (A128), and the Grade II listed Remains of Churchyard Cross (A173), as well as 
by its location within the churchyard. The asset’s connection to the Bruce family means 
that its historic relationship with the Grade I and scheduled Ruins of Houghton House 

High  
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with ashlar dressings and a hipped clay tile roof. It is located 6km to the southeast of the Core Zone of the Site. The asset 
was listed as Grade II in 1961 (NHLE ref: 1113925) (Historic England, 2024). The asset has high architectural and 
historic interest as a surviving 17th-century mausoleum, rebuilt in the 19th century, probably by Ferrey. Its interest is 
enhanced by its being part of a group centred on the Grade II* listed parish church.  

(A7 and A112) is an important contributor to the asset’s significance. The asset is also 
defined by its position on the Greensand Ridge. Taken overall, setting makes a high 
contribution to the asset’s significance. 

A173  Remains of Churchyard Cross Approximately 10 Metres southeast of South Aisle of Church of St Mary The 
Virgin (A173) is located within the churchyard of the Grade II* listed Church of St Mary the Virgin, on Church Road in 
Maulden. The asset comprises the lower part of an octagonal shaft standing on an octagonal plinth, approximately 1m in 
height. It is located 6km to the southeast of the Core Zone of the Site. The asset was listed as Grade II in 1985 (NHLE 
ref: 1113926) (Historic England, 2024). The asset has architectural and high historic interest as the remains of a medieval 
churchyard cross. Its interest is enhanced by its being part of a group centred on the Grade II* listed parish church.  

The asset is defined by its immediate group: the Grade II* listed Church of St Mary the 
Virgin (A128), and the Grade II listed Mausoleum (A172) as well as by its location within 
the churchyard. The asset is also defined by its position on the Greensand Ridge. Taken 
overall, setting makes a high contribution to the asset’s significance. 

High  

A174 Maulden Grange is a substantial house originally dating to the 17th century or earlier and subsequently redesigned in 
the late 18th-century in a Gothic style. The asset also has 19th-century additions mainly at its rear. Its external elevations 
are of pebbledash render, possibly concealing timber framing and brick. The house has Gothic-style pointed-arched 
windows. It is located 6km to the southeast of the Core Zone of the Site. The asset was listed as Grade II in 1952 (NHLE 
ref: 1137884) (Historic England, 2024). The asset has architectural and historic interest as a surviving 17th century high 
status house, subsequently redesigned in 18th century Gothic style and further 19th century additions.  

The asset is defined and experienced by its location on the Greensand Ridge, allowing 
for long sweeping views out over the surrounding landscape. The asset also has an 
important relationship with the group centred around the Grade II* listed Church of St 
Mary the Virgin (A128) as well as with the wider village of Maulden. Modern residential 
development has impacted the asset’s setting. Taken overall, setting makes a high 
contribution to the asset’s significance. 

Medium  

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The assets are located on the Greensand Ridge and the sweeping views over the surrounding landscape are an important part of the assets’ setting. The Proposed Development would introduce an extensive new built form and sources of 
artificial lighting, potentially visible in long views out towards the Site.  

However, the distance of the assets from the Site means the Proposed Development is unlikely to be visually intrusive. The primary relationships of the Grade II* listed Church of St Mary the Virgin with the Grade II listed Mausoleum, and the 
Grade II listed Remains of Churchyard Cross would not be impacted. Views out from the Grade II listed Maulden Grange towards the Site are shielded/filtered by tree belts. 

The Proposed Development would not significantly change how the assets are currently experienced. 

Woburn Abbey 

A156 Woburn Abbey Registered Park and Garden comprises extensive parkland and pleasure grounds, containing multiple 
individual designated heritage assets, including those designated at the highest grade, at the centre of which is the main 
house, the Grade I listed Woburn Abbey (NHLE ref: 1114006). The park and garden is located at its closest point 8.1km 
to the southwest of the West Gateway Zone of the Site. The was designated as a Grade I registered park and garden in 
1986 (NHLE ref: 1000364). Pevsner notably described the Woburn Abbey Estate in the following terms: 

…Woburn Abbey is among the stately homes of England one of the stateliest. It stands in vast grounds (3,000 acres), it 
has lakes, woods, and plenty of vast furnishings, and the house itself is vast […] and has vast adjoining outbuildings. 

Woburn Abbey was originally founded in 1145 as a Cistercian abbey from Fountains: ‘The cloister was probably where 
the courtyard between the three wings now is; but more is not known’ (Pevsner, 2002). Following its dissolution, the 
abbey passed in 1547 to John Russell, first Baron Russell, who was created first Earl of Bedford in 1550. 

The park is of approximately c.1200ha and ‘is bounded to the southwest, northwest and north by the A4012 road from 
Hockliffe to Ridgmont, and to the east partly by the lane from Ridgmont to Milton Bryan and partly by agricultural land and 
woodland’ (Historic England, 2024). The asset comprises gardens, pleasure grounds, parkland, and woodland. The 
pleasure grounds, laid out to the designs of Humphry Repton (1752-1818) comprise 12ha of the total. The main approach 
to the estate is to the south, via the Grade II* listed London Lodge, Gateways and Walls (NHLE ref: 1311905). The 
gardens and pleasure grounds are ‘surrounded by the park, still largely pasture with many single trees and clumps, 
containing herds of several different species of deer’, while the park and garden is also characterised by Basin Pond, 
originally a formal early-18th century feature. This ‘was naturalised by Repton, who included it as part of a chain of 
informal ponds extending northwest and culminating in Lower Drakeloe Pond’ 1.5km southwest of Woburn Abbey 

The registered park and garden is primarily defined by its relationship with the multiple 
designated heritage assets located within its boundary, primarily with the Grade I listed 
Woburn Abbey, as well as the connections of these assets with each other. The 
relationship of these individual designated heritage assets located within the boundary of 
the registered park and garden, as component parts of the designed landscape centred 
on the Grade I listed Woburn Abbey, would not be impacted by the Proposed 
Development, while visual or noise impacts are unlikely. These assets are not 
considered further in this assessment. 

The surrounding open rural landscape, which includes the extensive estates of the 
Dukes of Bedford is also a high contributor to significance, as is the relationship with 
other designated heritage assets located just outside of the boundary of the registered 
park and garden, as well as such as estate houses in the surrounding villages of 
Husborne, Crawley, Lidlington, Ridgmont and Willington. There are also important 
historic connections to assets connected to the estate in the wider county. In the case of 
this assessment, these assets include the scheduled and Grade I ruins of Houghton 
House (A7 and A112), the Grade II* listed Park House (A116), the Grade II Ampthill 
Registered Park and Garden (A9), the Grade II listed Duke of Bedford’s Memorial (A116) 
and the Grade II listed 49-52 (A154) and the Grade II listed 53-55 (A152) in Millbrook. 

The northern boundary of the registered park and garden, located away from the main 
entrance to the south, and of the greatest relevance to this assessment (and the focus of 

High 
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(Historic England, 2024). The centre of the northern half of the park and garden is Woburn Safari Park, dating from the 
mid- to late-20th century. 

Woburn Abbey Registered Park and Garden has high architectural, artistic and historic interest as one of the great 
country estates, today largely associated with Humphry Repton and Henry Holland (1745-1806), responsible for a 
number of the individual assets located within the registered park and garden. The park and garden’s connection to 
Repton is of particular significance. Described by the Gardens Trust as ‘the last great landscape designer of the 
eighteenth century’, Repton was regarded as the successor to Lancelot ‘Capability’ Brown, although he was of a different 
temperament: 

While Capability Brown had acted as a contractor to carry out improvements to the landscape, Repton only did the design 
and left the client to implement the work. As a result, many of his designs were never realised, and he never became 
wealthy, as Brown did. His work included improvements to existing landscape schemes at the estates of aristocratic 
clients like the Dukes of Bedford and Portland, but also designs for much smaller properties (The Garden Trust, 2024). 

The early-18th century grounds are also associated with the foremost designers of their day, including Charles 
Bridgeman (1690-1738) who was involved at Woburn in the 1730s. His work including the ‘removal of much of the formal 
C17 gardens surrounding the house’ (Historic England, 2024). 

The estate’s high historic interest is in its connection with the Russell family. The first Earl of Bedford is the ancestor of all 
the subsequent Earls and Dukes of Bedford. The family, one of the great aristocratic dynasties, members of whom were 
at the forefront of public life over several centuries, have owned the Woburn Abbey Estate since 1547, although in terms 
of Woburn ‘nothing of the house is older than the time of the fourth Earl, i.e., 1630, and very little of features is as old as 
that. What we now see is mostly of the C18’ (Pevsner, 2002). In the 20th century, the estate was an early pioneer in 
terms of mass tourism, while the safari park also adds to its historic interest. 

The asset’s high artistic interest is in its association with numerous plans and other representations, including Humphry 
Repton’s Red Book for Woburn (1805). As the Woburn Abbey website notes, when Repton was invited by the sixth Duke 
of Bedford to prepare landscape designs for the estate, he ‘had no other commission on the horizon. His eagerness for 
the Duke’s approval of his designs is clear from the Red Book created for Woburn Abbey – it is recognised as one of the 
finest examples. Repton’s hopes were high and ultimately successful’ (Woburn, 2024). 

the site visit to this asset), is surrounded by a red brick estate wall. The parkland at this 
location is characterised by a tree belt, which shields views out from the asset during the 
summer, and filters views out during the rest of the year. The asset’s setting at its 
northern boundary is also defined by its relationship with the estate village of Ridgmont, 
described by Pevnser as ‘the typical Bedford estate village, with groups of gabled brick 
houses of many dates’ (Pevsner, 2002). The village, designated as the Ridgmont 
Conservation Area, contains 12 listed buildings, including the Grade II* Parish Church of 
All Saints (NHLE ref: 1114055). These assets are defined by their relationship with each 
other, by their inward-looking location on or off High Street and overall relationship with 
the Woburn Abbey Estate and the surrounding rural landscape. The distance of these 
assets from the site, together with the fact that their primary relationships would not be 
impacted, means they are not considered further in this assessment. Only those assets 
to the southeast of the village in Segenhoe, but still within the parish of Ridgmont, are 
assessed. These assets comprise the ruins of the scheduled and Grade II* listed Old 
Church of All Saints (A244), the Grade II* listed Segenhoe Manor (A245) and the 
scheduled Malting Spinney Medieval moat, associated outer enclosure and cultivation 
earthworks, Ridgmont (A245). 

The northern boundary of the asset is marked by Ridgmont Road which leads to the 
Grade II listed Number 1 and Detached Outhouse (NHLE ref: 1114040) and the Grade II 
listed 3, Mill Road (NHLE ref: 1146500). These assets are defined by their relationship 
with the junction of Ridgmont Road and Mill Road, as well as by their connection with 
Woburn Abbey, located just outside the boundary of the registered park and garden. The 
Proposed Development would not impact on these key relationships. The northern 
boundary of the registered park and garden is also characterised by sweeping views 
across the open landscape to the north due to its position on the Greensand Ridge, 
readily apparent from Ridgmont Road, while views into the park and garden are 
dominated by the red brick estate wall and trees planted at its northern boundary. Taken 
overall, setting makes a high contribution to significance. 

Impact Assessment 

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The northern boundary of the registered park and garden, located away from the main entrance to the south, is surrounded by a red brick estate wall. It is characterised by a tree belt, which shields views out from the asset during the 
summer, and filters views out during the rest of the year. Sweeping views across the open landscape to the north are readily apparent, especially along Ridgmont Road.  

The Proposed Development would introduce an extensive new built form and sources of artificial lighting. However, the distance of the asset from the Site, combined with intervening vegetation/built form, means any impacts are unlikely to be 
visually intrusive. Sources of artificial lighting, especially at dusk or night, would be apparent. The Proposed Development would not significantly change how the asset is currently experienced. 

The asset’s primary connections and relationships, particularly with those individual assets located within the park and garden and part of the Woburn Abbey Estate, and with the nearby village of Ridgmont, would not be impacted by the 
Proposed Development.  

The Proposed Development would impact assets connected across the study area to Woburn Abbey, which are part of the wider estates of the Dukes of Bedford, including those at Ampthill (including the scheduled and Grade I listed 
Houghton House, the Grade II* listed Park House, and the Grade II Ampthill Park Registered Park and Garden).  

Ridgmont 

A244 Old Church of All Saints. Located 7.7km to the southwest of the West Gateway Zone of the Site, the scheduled and 
Grade II* listed Old Church of All Saints at Segenhoe is described by Pevsner as ‘Derelict […] yet a church of 
considerable archaeological interest’ (Pevsner, 2002). The asset is constructed of local materials, including limestone, 
clunch, large cobbles, ironstone and cement rendered brickwork. Noted in the list entry as ‘Former parish church now 
redundant and a consolidated ruin’ (Historic England, 2024), it is described by Historic England as dating from the 12th to 
the 19th centuries. Pevsner dates the nave to the 11th century, while the windows and ‘all the details of the W tower are 

The asset is defined by its visual and historic relationship with the Grade II* listed 
Segenhoe Manor (A245), the connection reinforced by the failure of the then owner to 
pay towards the rebuilding of the west tower. The asset is also defined by its key 
relationship with the Grade II* listed Church of All Saints (NHLE ref: 1114055) in 
Ridgmont, built for the Woburn Abbey Estate in 1854-55, to replace the old church. The 
asset is also defined by its rural location and by the sweeping views across the wider 
landscape afforded by its position on the Greensand Ridge, particularly apparent on the 

High 



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT  PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences 

Ref Heritage Asset Setting Contribution to Asset Significance 
Heritage 
Significance 

Georgian’, and the north arcade is partly 13th and partly 14th century (Pevsner, 2002). The asset’s scheduling is 
generated from an OCN (NHLE ref: 1005402) and it was listed at Grade II* in 1961 (NHLE ref: 1114056). 

The asset has high archaeological, architectural and historic interest as the ruins of a medieval parish church, remodelled 
and rebuilt in the early-19th century. The asset’s historic interest is increased by its connection with Thomas Potter 
MacQueen of Segenhoe Park, who failed to carry through his intentions to pay for the rebuilding of the west tower. Its 
historic interest is further enhanced by its well-documented 19th century history, including those by John Martin, the 
librarian at Woburn Abbey. In the 1850s, continuing problems with the building resulted in a decision being taken in the 
1850s to construct a new church for the parish. The asset was described as derelict at least by the early-20th century 
(Bedford County Council, 2024).  

site visit. Traffic impacts from the M1 are apparent. Taken overall, setting makes a high 
contribution to significance. 

A245 Segenhoe Manor. Located 7.5km to the southwest of the West Gateway Zone of the Site, Segenhoe Manor is a 
substantial house of two storeys plus attics and basement. It is dated by Historic England as an early-18th century 
rebuilding. The asset is constructed of red brick laid in English bond with a hipped slate roof. Its side elevations are 
rendered. The attic has four dormers, and a 20th century door surmounted with a rectangular fanlight. Bedfordshire 
Archives notes that the asset may have been built on the site of a medieval manor house, which had once belonged to 
Dunstable Priory, until the Dissolution, when it passed into private ownership. The house went through a number of 
owners and was later acquired by the sixth Duke of Bedford in 1833 from the trustees of Thomas Potter MacQueen 
(Bedford County Council, 2024). Listed at Grade II* in 1993 (NHLE ref: 1158084). 

The asset has high architectural and historic interest as an early-18th century rebuilt manor house, its historic interest 
increased by its former monastic connections and its later acquisition by the Duke of Bedford – bringing this asset, so 
close to the Woburn Abbey Estate, into the ownership of the Russell family. The asset’s origins mean it is likely to have 
archaeological interest.  

The asset is defined by its key visual and historic relationship with the scheduled and 
Grade II* listed Old Church of All Saints (A244), connected by the dispute with the then 
owner of the house, Thomas Potter MacQueen, over the funding of the west tower. The 
asset is also defined by its connection with Woburn Abbey, following the house’s 
acquisition by the Duke of Bedford in 1833. The asset’s location on Greensand Ridge 
allows for sweeping views across the surrounding rural landscape, particularly apparent 
on the site visit, which also contributes to the asset’s overall significance. Traffic impacts 
from the M1 are apparent. Taken overall, setting makes a high contribution to 
significance. 

High 

A246 Medieval moat, associated outer enclosure and cultivation earthworks, Ridgmont. Located 7.6km to the southwest 
of the West Gateway Zone of the Site, the scheduled monument comprises the remains of a medieval moated enclosure 
and its associated outer enclosure and cultivation earthworks. Historic England notes that the moat is currently dry ‘with 
no evidence for the location of an entrance causeway or bridge.’ The moated enclosure measures approximately 40m 
across including the 12m wide surrounding moat. The outer enclosure measures approximately 75m by 110m and is 
defined by an 8m wide ditch along its northern and western sides. The interior of the outer enclosure ‘is level with no 
visible remains of buildings or features recorded as existing at the site’ (Historic England, 2024). The asset was 
scheduled in 1991 (NHLE ref: 1012698). 

The asset has high archaeological interest as a small, moated enclosure, while its historic interest is in its location as part 
of a group, including the ruins of the scheduled and Grade II* listed former parish church and Segenhoe Manor. As the 
Historic England list entry states: ‘Its importance is enhanced by being part of a well-articulated Medieval complex which 
also includes the nearby Segenhoe Manor, deserted settlement and Church’ (Historic England, 2024). 

The asset is defined by its visual and historic relationship with the scheduled and Grade 
II* listed Old Church of All Saints (A244), as well as by the site of the former house now 
occupied by the Grade II* listed Segenhoe Manor (A245). The asset’s location on the 
Greensand Ridge allows for sweeping views across the surrounding rural landscape, 
which also contributes to the asset’s overall significance. Traffic impacts from the M1 are 
apparent. Taken overall, setting makes a high contribution to significance. 

High 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The assets are defined by their rural location and by the sweeping views across the wider landscape afforded by their position on the Greensand Ridge. However, traffic impacts from the M1 are apparent in their setting.    

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the assets’ wider setting. However, the assets’ primary relationships with each other would not be impacted by the Proposed 
Development: additionally, the relationships and connections of the Grade II* listed Old Church of All Saints with the Grade II* listed Church of All Saints in Ridgmont, and that of the Grade II* listed Segenhoe Manor with Woburn Abbey, 
would not be impacted by the Proposed Development.  

Sources of artificial lighting, especially at dusk or night, would be apparent, although the Proposed Development is unlikely to be visually intrusive in long views out from the assets towards the Site due to distance and intervening 
vegetation/built form.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Warden Abbey 
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A247 Warden Abbey was founded in c.1135 as a Cistercian House. Pevsner notes: ‘It must have been quite a large house, but 
nothing of it is visible. All that remains is one part of the successor house of the Gostwicks’ (Pevsner, 2002). The 
scheduled monument contains the Grade I listed Warden Abbey (NHLE ref: 1222165) and the Grade II* listed Barns at 
Warden Abbey Farm (NHLE ref: 1274805). It is located 8.2km to the east of the Lake Zone of the Site. The remains of the 
house is described by Pevsner as ‘Brick, early Tudor, small and quite irregular’ and dated to around 1537 (Pevsner, 
2002). 

The Grade II listed Warden Manor Farmhouse (NHLE ref: 1222166) is located outside of the constraint area of the 
scheduled monument. 

The listed buildings are defined by their relationship with each other and experienced by the overall surrounding rural 
landscape. However, the assets’ immediate setting is also characterised by tree belts, which is likely to limit any impacts 
from the Proposed Development in the summer and filter any impacts during the rest of the year. The assets’ primary 
relationships would not be impacted by the Proposed Development. For this reason, the listed buildings are not 
considered further in this assessment. 

The scheduled monument, bounded to north by Bedford Road, and to the west by an unnamed road by is generated from 
an OCN (NHLE ref: 1002936). The asset has high archaeological interest as a former monastic site, which subsequently 
became a private estate following its dissolution – this aspect of the asset’s history demonstrated by the remains of the 
Tudor house, which probably dates to the 1530s. As a scheduled monument, it is a heritage asset of high significance.  

The asset’s setting is defined by its relationship with the Grade I listed Warden Abbey, 
the house marking the site’s immediate post-Dissolution history, while with the Grade II* 
listed barns, dating to the late-16th century, are from a slightly later period. The asset is 
also defined by the surrounding rural landscape, apparent in journeys to and from the 
asset, and by its relationship with the Grade II listed Warden Manor Farmhouse. Taken 
overall, setting makes a high contribution to significance. 

High 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the asset’s wider setting.  

The Proposed Development would impact the surrounding countryside, and change journeys to and from the asset, currently characterised by this rural landscape. However, the asset’s primary relationships with the Grade I listed Warden 
Abbey, the Grade II* listed barns, and the Grade II listed Warden Manor Farmhouse would not be impacted by the Proposed Development.  

The Proposed Development is unlikely to be visually intrusive in long views out towards the Site due to distance and intervening vegetation. Sources of artificial lighting, especially at dusk or night, would be apparent.  

The Proposed Development would not significantly change how the asset is currently experienced. 

Wootton 

A33 No. 48 Church Road, located on the north side of Church Road, is an 18th-century timber framed house with colour 
washed brick nogging. The house is of one storey plus attic and has some 20th century additions. It is located 1.4km to 
the west of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1249257). The asset 
has architectural and historic interest as a surviving early 18th-century timber-framed house within the Wootton 
Conservation Area (A13). The timber-framed construction is typical of the historic character of both the immediate and 
wider area. 

The asset's immediate setting is defined by its location on Church Road and by its key 
relationships with the Grade I listed Parish Church of St. Mary the Virgin (A32) and the 
churchyard, with the Grade II* listed Wootton House (A37) and its Grade II listed former 
stables (A36), and other assets within the conservation area, as well as with the 
conservation area itself. Its location on Church Road gives the asset a secluded and 
tranquil feel, notably free of vehicle traffic, and away from the main settlement. Taken 
overall, setting makes a high contribution to the asset’s significance. 

Medium 

A34 Ivy Cottage, No. 50, located on the north side of Church Road, is a timber-framed house dating from the 17th century or 
slightly earlier. It is of two storeys with a T-shaped plan and has a central projecting two-storeyed porch. It is located 
1.4km to the west of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1249258). 
The asset has architectural and historic interest as a surviving early-17th-century timber-framed house within the Wootton 
Conservation Area (A13). The timber-framed construction is typical of the historic character of both the immediate and 
wider area. 

The asset's immediate setting is defined by its location on Church Road and by its key 
relationship with the Grade II listed Barn to Number 50 (A35) as well as with the Grade I 
listed Parish Church of St. Mary the Virgin (A32) and the churchyard, with the Grade II* 
listed Wootton House (A37) and its Grade II listed former stables (A36), and other assets 
within the conservation area, and the conservation area itself. Its location on Church 
Road gives the asset a secluded and tranquil feel, notably free of vehicle traffic, and 
away from the main settlement. Taken overall, setting makes a high contribution to the 
asset’s significance. 

Medium 

A35 Barn To Number 50, located on the north side of Church Road, is a 16th century timber-framed and weatherboard 
structure on a red brick plinth. It has an old clay tile roof. The asset was listed for group value with Ivy Cottage. It is 

The asset's immediate setting is defined by its location on Church Road and by its key 
relationships with the Grade II listed Ivy Cottage (A35), the Grade I listed Parish Church 

Medium 
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located 1.4km to the west of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 
1249326). The asset has architectural and historic interest as a surviving early-16th-century timber-framed barn within the 
Wootton Conservation Area (A13), a reminder of the area’s agricultural history. 

of St. Mary the Virgin (A32) and the churchyard, with the Grade II* listed Wootton House 
(A37) and its Grade II listed former stables (A36), and other assets within the 
conservation area, as well as with the conservation area itself. Its location on Church 
Road gives the asset a secluded and tranquil feel, notably free of vehicle traffic, and 
away from the main settlement. Setting makes a high contribution to the asset’s 
significance. 

A21 Hoo Farmhouse (No.17), located on Cranfield Road within the southernmost extent of Wooton village, is a 17th-century 
farmhouse. Constructed of timber framing and red brick nogging, the house has an L-shaped plan, with a gabled wing 
added in the 20th century. It is located 560m to the west of the West Gateway Zone of the Site. The asset was listed at 
Grade II in 1987 (NHLE ref: 1249329). The asset has architectural and historic interest as a surviving 17th century timber-
framed house, close to the southern boundary of Wootton. The asset’s timber-framed construction is typical of the historic 
character of both the immediate and wider area. 

The asset is defined and experienced by its location on Cranfield Road, one of the 
historic approach roads to Wootton. It is further defined by its surrounding vegetation and 
enclosed setting, as well as by its visual and historic relationships with other heritage 
assets on Cranfield Road. The nearby surrounding open fields have remained intact, 
which has preserved the asset’s immediate setting. The asset is also defined by its 
historic and visual relationships with Wootton. Taken overall, setting makes a high 
contribution to the asset’s significance. 

Medium 

A22 Wootton Green Farmhouse is an early-19th century house located on Cranfield Road. Constructed of local mottled red 
brick, the asset features a central doorway with a moulded canopy supported on four Doric columns. It is located 930m to 
the west of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1249332). The asset 
has architectural and historic interest as a surviving 19th century house, located close to the southern end of Wootton. 
The asset illustrates the historic residential character of Wootton and its agricultural history.  

The asset is defined and experienced by its location near Wootton Green, and by its 
visual and historic relationship with the Grade II listed Dovecote (A23) and other nearby 
heritage assets, notably with the Grade II listed Wood Farmhouse (A24). The 
surrounding open fields have remained intact, preserving some of the asset’s immediate 
setting. However, the asset’s wider setting has also been impacted by the construction of 
modern distribution warehouses. Taken overall, setting makes a medium contribution to 
the asset’s significance. 

Medium 

A23 Dovecote At Wootton Green Farmhouse. The 18th century dovecote located within the grounds of Wootton Green 
Farmhouse is constructed of red brick with a pyramid old clay tile roof. It is currently in use as a garage. The asset was 
designated for group value with the farmhouse. It is located 930m to the west of the West Gateway Zone of the Site. The 
asset was listed at Grade II in 1987 (NHLE ref: 1249333). The asset has architectural and historic interest as an 18th 
century dovecote, connected to Wootton Green Farmhouse (A22).  

The asset is defined and experienced by its visual and historic relationship with the 
Grade II listed Wootton Green Farmhouse (A22) and the surrounding rural landscape. 
Taken overall, setting makes a medium contribution to the asset’s significance. 

Medium 

A24 Wood Farmhouse, originally built in the 17th century, is of two storeys, with later additions. The original timber-framed 
house with rendered infill remains intact. During the 18th century, the left-hand bay was brought forward, adding a rear 
wing. The right-hand side has undergone extensive alterations. The frontage was rebuilt in brick in the late-18th or early-
19th century and plastered over. Later, a two-storeyed structure, taller than the original, was added. It is located 1.2km to 
the west of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1249331) The asset 
has architectural and historic interest as a surviving 17th century timber framed house, close to the southern end of 
Wootton. The original house’s timber-framed construction is typical of the historic character of both the immediate and 
wider area, while the asset is a reminder of the area’s agricultural history.  

The asset is defined and experienced by its location at the end of a private road, and by 
its visual and historic relationships with the Grade II listed Wootton Green Farmhouse 
(A22) and the Grade II listed Dovecote (A23). The surrounding open fields have 
remained intact, preserving some of its immediate setting. However, its wider setting has 
been changed by the construction of modern distribution warehouses. Taken overall, 
setting makes a medium contribution to the asset’s significance. 

Medium 

A38 Nos. 72 and 74 Bedford Road was originally one timber-framed cottage, sub-divided into two parts, probably 
constructed in the late-18th or early-19th century. The asset was altered in the 20th century. The single storeyed 
structure was built to an L-shaped plan and is clad in pebbledash with a thatched roof and a central rendered stack and 
side stack to No.74. It is located 1km to the west of the West Gateway Zone of the Site. The asset was listed at Grade II 
in 1987 (NHLE ref: 1373949). The asset has architectural and historic interest as a surviving late-18th or early-19th 
century house, located towards the north of Wootton. The asset’s timber-framed construction is typical of the historic 
character of both the immediate and wider area. 

The asset is primarily defined by its location on Bedford Road. However, the asset’s original setting, once defined by 
open farmlands besides other 18th-19th century houses along Bedford Road, has been significantly altered by the 
introduction of low-rise modern residential development, fundamentally changing the asset's immediate setting. It is also 
defined by its historic and visual relationships with the wider village of Wootton. Taken overall, setting makes a low 
contribution to the asset’s significance. 

The asset is primarily defined by its location on Bedford Road. However, the asset’s 
original setting, once defined by open farmlands besides other 18th-19th century houses 
along Bedford Road, has been significantly altered by the introduction of low-rise modern 
residential development, fundamentally changing the asset's immediate setting. It is also 
defined by its historic and visual relationships with the wider village of Wootton. Taken 
overall, setting makes a low contribution to the asset’s significance. 

Medium 

A39 Manor Farmhouse, located on the north side of Cause End Road is a 17th century timber-framed house with later 
additions dating to the 18th and 19th centuries. The original 17th century structure is of a single storey plus attic, with a 

The asset is primarily defined by its location and by its visual and historic connections 
with other assets located on Cause End Road, notably with the Grade II listed 49 and 51, 

Medium 
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colour-washed roughcast exterior and an old clay tile roof. Two 18th century brick- faced wings were added to its rear 
elevation and a two-storey main wing was added to the south end of the building in the 19th century. It is located 1.2km to 
the west of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1249236). The asset 
has architectural and historic interest as a surviving 17th century timber framed house, located towards the northwest of 
Wootton, which was subsequently altered in the 18th and 19th centuries. The asset’s timber-framed construction is 
typical of the historic character of both the immediate and wider area.  

Cause End Road (A40). However, the asset would formerly have been characterised by 
open farmlands – this historic setting has been significantly changed by the introduction 
of dense low-rise modern residential development. It is also defined by its historic and 
visual relationships with Wootton. Taken overall, setting makes a low contribution to the 
asset’s significance. 

A40 Nos. 49 and 51, Cause End Road, are single storeyed houses dating from the 16th century and built to an H-shaped 
plan. The ground floor features a colour-washed brick elevation, while the first floor is timber-framed with colour-washed 
brick nogging and a clay tile roof. It is located 1.2km to the west of the West Gateway Zone of the Site. The asset was 
listed at Grade II in 1964 (NHLE ref: 1249235). The asset has architectural and historic interest as a surviving 17th 
century timber framed house, located towards the northwest of Wootton. The asset’s part timber-framed construction is a 
reminder of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location on Cause End Road, and by its visual and 
historic connections with the other assets located on the road, notably with the Grade II 
listed Manor Farmhouse (A39). However, the asset would formerly have been 
characterised by open farmlands – this historic setting has been significantly changed by 
the introduction of dense low-rise modern residential development. It is also defined by 
its historic and visual relationships with Wootton. Taken overall, setting makes a low 
contribution to the asset’s significance. 

Medium 

A41 Nos. 52 and 56, Cause End Road, is a 17th century two-storeyed house built to an H shaped plan with a pebbledashed 
exterior and an old clay tile roof. The front wing was remodelled in the 19th and early-20th centuries and refaced in brick. 
A porch/conservatory was added to the ground floor in the 20th century. It is located 1.4km to the west of the West 
Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1249237). The asset has architectural and 
historic interest as a surviving 17th century house, located towards the northwest of Wootton. It illustrates the historic 
residential character of Wootton. 

The asset is primarily defined by its location on Cause End Road, and by its visual and 
historic connections with the other assets located on the road, notably with the Grade II 
listed Yew Tree Cottages (A42) and the Grade II listed 54, Cause Road End (A43). 
However, the asset would formerly have been characterised by open farmlands – this 
historic setting has been significantly changed by the introduction of dense low-rise 
modern residential development. It is also defined by its historic and visual relationships 
with Wootton. Taken overall, setting makes a low contribution to the asset’s significance. 

Medium 

A42 No. 67, Yew Trees Cottages, is located on the south side of Cause End Road. It is an 18th century timber-framed house 
with colour-washed pebbledash render with a double pitched old clay tile roof. It also has a 20th century gabled porch. It 
is located 1.4km to the west of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 
1277530). The asset has architectural and historic interest as a surviving 18th century house, located towards the 
northwest of Wootton. It illustrates the historic residential character of Wootton. 

The asset is primarily defined by its location on Cause End Road and by its visual and 
historic connections with the other assets located on the road, notably with the Grade II 
listed 52 and 56, Cause End Road (A41) and the Grade II listed 54, Cause End Road 
(A43). However, the asset would formerly have been characterised by open farmlands – 
this historic setting has been significantly changed by the introduction of dense low-rise 
modern residential development. It is also defined by its historic and visual relationships 
with Wootton. Taken overall, setting makes a low contribution to the asset’s significance. 

Medium 

A43 No. 54, End Road, is a 17th-century house single-storey timber-framed house, mostly plastered with exposed framing on 
its east gable end. It has a central 20th-century gabled porch. It is located 1.4km to the west of the West Gateway Zone 
of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1277531). The asset has architectural and historic interest 
as a surviving 17th century timber framed house, located towards the northwest of Wootton. The house’s timber-framed 
construction is typical of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location on Cause End Road, and by its visual and 
historic connections with the other assets located on the road, notably with the Grade II 
listed 52 and 56, Cause End Road (A41) and the Grade II listed Yew Tree Cottages 
(A42). However, the asset would formerly have been characterised by open farmlands – 
this historic setting has been significantly changed by the introduction of dense low-rise 
modern residential development. It is also defined by its historic and visual relationships 
with Wootton. Taken overall, setting makes a low contribution to the asset’s significance. 

Medium 

A44 The Chequers Public House, located on Hall End Road is a 17th century timber-framed building which is now roughcast 
rendered. Built to a T-shaped plan, the asset has two storey left hand cross wings and a single storey main wing plus 
attics. It additionally features a later added lean-to porch. It is located 1.9km to the south of the West Gateway Zone of 
the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1249334). The asset has architectural and historic interest 
as a surviving 17th century timber framed building, located towards the extreme western end of Wootton. The house’s 
timber-framed construction is typical of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located on Hall End Road and Cause End Road. Farmland to the 
east and west further define its setting. However, modern residential development has 
partially changed the asset's original setting, particularly by infilling gaps between historic 
buildings on Hall End Road. It is also defined by its historic and visual relationships with 
Wootton. Taken overall, setting makes a low contribution to the asset’s significance. 

Medium 

A45 Nos. 41-45, Hall End Road is a 17th century two storey timber-framed house now cement rendered. Built to a T-shaped 
plan, the asset has a projecting two storey porch to its main wing. It is located 1.9km to the south of the West Gateway 
Zone of the Site. The asset was listed at Grade II in 1979 (NHLE ref: 1263796). The asset has architectural and historic 
interest as a surviving 17th century timber framed building, located towards the extreme western end of Wootton. The 
house’s timber-framed construction is typical of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located on Hall End Road and Cause End Road, notably with the 
Grade II listed The Chequers Public House (A44). Farmland to the east and west further 
define its setting. However, modern residential development has partially changed the 
asset's historic setting, particularly by infilling gaps between historic buildings on Hall 
End Road. It is also defined by its historic and visual relationships with Wootton. Taken 
overall, setting makes a medium contribution to the asset’s significance. 

Medium 
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A46 No. 157, Bedford Road, is a two-storey 18th-century house. Its principal elevation features exposed timber framing, with 
the remaining elevations of colour-washed plaster. It is located 1.7km to the southwest of the West Gateway Zone of the 
Site. The asset was listed at Grade II in 1987 (NHLE ref: 1039547). The asset has architectural and historic interest as a 
surviving 18th century exposed timber framed farmhouse, located towards the extreme northern end of Wootton. The 
house’s timber-framed construction is typical of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located on Bedford Road, notably with the cluster of Grade II listed 
buildings located close to the junction of Bedford Road and Keeley Lane (A48-51). 
Surrounding farmland contributes to its rural setting. However, the row of modern 
residential development to the east of Bedford Road, located towards the northeast of 
the asset, has partially changed its historic setting. It is also defined by its historic and 
visual relationships with Wootton. Taken overall, setting makes a medium contribution to 
the asset’s significance. 

Medium 

A47 No. 157, Keeley Farmhouse, located on the west side of Hall End Road, is a two-storey 18th-century farmhouse. Its 
principal elevation features exposed timber framing, with the remaining elevations of colour-washed plaster. It is located 
1.5km to the southwest of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 
1249234). The asset has architectural and historic interest as a surviving 18th century exposed timber framed farmhouse, 
located towards the extreme northern end of Wootton. The house’s timber-framed construction is typical of the historic 
character of both the immediate and wider area, while the asset is a reminder of the area’s agricultural history.  

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located on Bedford Road, notably with the cluster of Grade II listed 
buildings located close to the junction of Bedford Road and Keeley Lane (A48-51). 
Surrounding farmland contributes to its rural setting. However, dense modern residential 
development towards the south of Bedford Road, has partially changed its original 
setting. It is also defined by its historic and visual relationships with Wootton. Taken 
overall, setting makes a medium contribution to the asset’s significance. 

Medium 

A48 Nos. 6 and 8, Keeley Lane, were likely built in the late-17th or early-18th century and were subsequently modified. The 
two-storey houses feature a partially timber-framed first floor with plaster infill, while the rest is brick-rendered and colour-
washed, covered by an old clay tile roof. It also features a 20th-century casement windows and a porch. It is located 
1.6km to the southwest of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 
1249337). The asset has architectural and historic interest as a surviving pair of late-17th or early-18th century timber 
framed houses, located towards the extreme northern end of Wootton. The house’s partial timber-framed construction is 
a reminder of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located on Keeley Lane, notably with the cluster of Grade II listed 
buildings, located close to the junction of Bedford Road and Keeley Lane (A47, A49-51). 
Surrounding farmland contributes to its rural setting. However, dense modern residential 
development towards the south of Bedford Road, has partially changed its historic 
setting. It is also defined by its historic and visual relationships with Wootton. Taken 
overall, setting makes a medium contribution to the asset’s significance. 

Medium 

A49 Nos. 18 and 20, Keeley Lane, are a pair of 18th century timber-framed two-storey houses now rendered and colour-
washed with mock timbering applied to its principal elevation. It is located 1.6km to the southwest of the West Gateway 
Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1249348). The asset has architectural and historic 
interest as surviving pair of 18th century timber framed houses, located towards the extreme northern end of Wootton. 
The house’s timber-framed construction is typical of the historic character of both the immediate and wider area. 

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located on Keeley Lane, notably with the cluster of Grade II listed 
buildings located close to the junction of Bedford Road and Keeley Lane (A47, A48, 50 
and 51). Surrounding farmland contributes to its rural setting. However, modern 
residential development towards the south of Bedford Road, has partially changed its 
historic setting. It is also defined by its historic and visual relationships with Wootton. 
Taken overall, setting makes a medium contribution to the asset’s significance. 

Medium 

A50 No. 4, Keeley Lane, is a 17th-century timber-framed house of one storey plus attic, with 20th-century alterations, later 
rendered and colour-washed. it has a 20th-century gabled porch. It is located 1.6km to the southwest of the West 
Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1263797). The asset has architectural and 
historic interest as a surviving late 17th century timber framed house, located towards the extreme northern end of 
Wootton. The house’s timber-framed construction is typical of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located nearby, notably with the cluster of Grade II listed buildings 
located close to the junction of Bedford Road and Keeley Lane (A47-49, 51). 
Surrounding farmland contributes to its rural setting. However, dense modern residential 
development towards the south of Bedford Road, located towards the northeast of the 
asset, has partially changed its historic setting. It is also defined by its historic and visual 
relationships with Wootton. Taken overall, setting makes a medium contribution to the 
asset’s significance. 

Medium 

A51 No. 153, Pear Tree Cottage is located on the west side of Bedford Road. The asset is an 18th-century timber-framed 
house with two storeys and three bays. An additional bay was later added to the right-hand side. Its exterior is roughcast 
and colour-washed, and it has a 20th-century flat-roofed porch and a pantile roof. It is located 1.6km to the southwest of 
the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1373948). The asset has 
architectural and historic interest as a surviving late 18th-century timber framed house, located towards the extreme 
northern end of Wootton. The house’s timber-framed construction is typical of the historic character of both the immediate 
and wider area.  

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located on the Bedford Road, notably with the cluster of Grade II 
listed buildings located close to the junction of Bedford Road and Keeley Lane (A47-50). 
Surrounding farmland contributes to its rural setting. However, modern residential 
development towards the south of Bedford Road, has partially changed its historic 
setting. It is also defined by its historic and visual relationships with Wootton. Taken 
overall, setting makes a medium contribution to the asset’s significance. 

Medium 

A52 No. 35, Keeley Lane, is an 18th-century timber-framed house, now pebble-dashed. It is of a single storey plus attic and 
has a later added brick lean-to, with a hipped roof at its rear. It also has a 20th-century flat-roofed porch. It is located 
1.7km to the southwest of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located on Keeley Lane, notably with the Grade II listed Deep 
Thatches (A53) to the west. Farmland to the north, east and south contribute to its rural 

Medium 
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1249335). The asset has architectural and historic interest as a surviving 18th-century timber framed house, located 
towards the extreme northern end of Wootton. The house’s timber-framed construction is typical of the historic character 
of both the immediate and wider area, while the asset is a reminder of the area’s agricultural history.  

setting. However, modern residential development has partially changed its historic 
setting. It is also defined by its historic and visual relationships with Wootton. Taken 
overall, setting makes a medium contribution to the asset’s significance. 

A53 No. 95, Deep Thatches, on the south side of Keeley Lane, is a 17th or early-18th-century timber-framed house of one 
storey plus attic, now pebbledashed and colour-washed. It is located 2km to the southwest of the West Gateway Zone of 
the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1249336) The asset has architectural and historic interest as 
a surviving 18th-century timber framed house, located towards the extreme northern end of Wootton. The house’s timber-
framed construction is typical of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location and by its visual and historic connections 
with the other assets located on Keeley Lane, notably with the Grade II listed No. 35, 
Keeley Lane (A52) to the east. Farmland to the south further contributes to its setting. 
However, later modern residential development, to the north of Keeley Lane, has 
partially changed its historic setting. It is also defined by its historic and visual 
relationships with Wootton. Taken overall, setting makes a medium contribution to the 
asset’s significance. 

Medium 

A54 Vine Cottage, on Wootton Bourne End Road, is a 17th-century timber-framed house with red brick nogging. It is of one 
storey plus attic, with a left-hand bay added later constructed of local red brick. A 20th-century one-storey wing was 
added to its rear. The asset has a 20th-century flat-roofed porch. It is located 2.7km to the south of the West Gateway 
Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1277529). The asset has architectural and historic 
interest as a surviving 17th century timber-framed house to the northwest of Wootton. The house’s timber-framed 
construction is typical of the historic character of both the immediate and wider area.  

The asset is defined and experienced by its location on Bourne End Road, one of the 
historic roads which further connects to High Street leading to the historic core of 
Kempston, to the west. It is also defined by its visual and historic relationships with other 
heritage assets on Wood End Lane and Bourne End Road. The surrounding open fields 
have preserved the asset’s rural setting. It is also defined by its historic and visual 
relationships with the wider Kempston Rural parish. Taken overall, setting makes a high 
contribution to the asset’s significance. 

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in  Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form into the wider setting of the assets located on Cause End Road, Keeley Road, Hall End Road and Bedford Road. However, the assets are unlikely to be significantly 
impacted by the Proposed Development due to intervening modern residential development and the dense vegetation of Ridge Wood and Wiles Wood.  

Views out towards the Site, when travelling to and from the junction of Keeley Lane, would not impact how these assets are currently experienced, as views towards the east are screened by vegetation along the road. 

The Proposed Development would not significantly change how the assets are currently experienced. 

Kempston environs 

A55 No. 14, Wood End Farmhouse, situated on Wood End Lane in Kempston Rural, is a late-17th or 18th century house 
with a later taller rear wing. The asset is timber-framed with a colour-washed roughcast exterior and an old clay tile roof. 
The house is of one storey plus attic, built to a T-shaped plan which includes a left-hand cross-wing with a half-hipped 
gable end to the rear. The asset has a 20th-century gabled porch. It is located 2.3km to the southwest of the West 
Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1114290). The asset has architectural and 
historic interest as a surviving 17th or 18th-century timber-framed house, located at the fringe of Kempston Rural parish. 
The house’s timber-framed construction is typical of the historic character of both the immediate and wider area, while the 
asset is a reminder of the area’s agricultural history.  

The asset is defined and experienced by its location on Wood End Lane, one of the 
historic roads which further connects to High Street leading to the historic core of 
Kempston, to the west. It is also defined by its visual and historic relationships with other 
heritage assets on Wood End Lane. The surrounding open fields have preserved the 
asset’s rural setting. It is also defined by its historic and visual relationships with the 
wider Kempston Rural parish. Taken overall, setting makes a medium contribution to the 
asset’s significance. 

Medium 

A56 Tithe Farmhouse, located on Tithe Road in Kempston Rural, is a late-17th or early- 18th-century brick house, rendered 
with colour-washed roughcast and with a hipped old clay tile roof. It was built to an H-plan and is of two storeys, with a 
one-storey extension to its right-hand side. It is located 1.4km to the west of the Lake Zone of the Site. The asset was 
listed at Grade II in 1987 (NHLE ref: 1114286). The asset has architectural and historic interest as a surviving late-17th or 
early-18th-century brick house, located at the fringe of Kempston Rural. The farmhouse illustrates the historic residential 
character of the local area and a reminder of its agricultural history.  

The asset is defined and experienced by its location on Tithe Road, one of the historic 
roads which further connects to High Street leading to the historic core of Kempston, to 
the west. It is also defined by its visual and historic relationships with other heritage 
assets on Tithe Road. The surrounding open fields have preserved the asset’s rural 
setting. It is also defined by its historic and visual relationships with the wider Kempston 
Rural parish. Taken overall, setting makes a medium contribution to the asset’s 
significance. 

Medium 

A58 Ramsay Cottage, located on Green End Road in Kempston Rural, is a single-storey late-17th or early-18th century 
timber-framed house with a colour washed brick nogging and a thatched roof. It is located 2.7km to the west of the Lake 
Zone of the Site. The asset was listed at Grade II in 1986 (NHLE ref: 1321547). The asset has architectural and historic 

The asset is defined and experienced by its location, and by its visual and historic 
relationships with other heritage assets on Green End Road, notably with the Grade II 
listed The Old Grooms Cottage (A62), the Grade II listed Kempston House (A63), and 

Medium 
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interest as a surviving late-17th or early-18th century timber-framed house, located at the fringe of Kempston Rural 
parish. The house’s timber-framed construction is typical of the historic character of both the immediate and wider area.  

the Grade II listed No. 42, 32 and 56 (A64-66) located further north. The surrounding 
open fields have preserved the asset’s rural setting. It is also defined by its historic and 
visual relationships with the wider Kempston Rural parish. Taken overall, setting makes 
a high contribution to the asset’s significance.  

A59 The Old Grooms Cottage formerly known as The Cottage, Kempston House, is located on Green End Road in 
Kempston Rural. The asset is an 18th-century two-storey cottage constructed of red brick but with evidence of earlier 
timber-framed construction. The asset has a one-storey thatched lean-to to its left side and to its right a single-storey, red 
brick extension. It is located 2.5km to the west of the Lake Zone of the Site. The asset was listed at Grade II in 1987 
(NHLE ref: 1114284). The asset has architectural and historic interest as a surviving late-17th or early-18th century 
timber-framed house, located at the fringe of Kempston Rural parish. The house’s probable original timber-framed 
construction is typical of the historic character of both the immediate and wider area.  

The asset is defined and experienced by its location and by its visual and historic 
relationships with other heritage assets on Green End Road, notably with the Grade II 
listed Ramsay Cottage (A58), the Grade II listed Kempston House (A60), and the Grade 
II listed No. 42, 32 and 56 (A61-63) located further north. The open grounds of Kempston 
House (A60), and the wider surrounding landscape have also preserved the asset’s rural 
setting. It is further defined by its historic and visual relationships with the wider 
Kempston Rural parish. Taken overall, setting makes a high contribution to the asset’s 
significance. 

Medium 

A60 Kempston House, situated on Green End Road in Kempston Rural, combines remnants of a late-16th or early-17th-
century timber-framed house with an 18th-century rear wing. The house is of two storeys plus attic and underwent 
significant extension and remodelling in the mid-19th century. The house includes sash and casement windows on both 
levels, as well as box dormers in the attic. It is located 2.6km to the west of the Lake Zone of the Site. The asset was 
listed at Grade II in 1987 (NHLE ref: 1114285). The asset has architectural and historic interest as a surviving late 16th or 
early 17th-century timber-framed house which was extended in the mid-19th century. It is located at the fringe of 
Kempston Rural parish. The house’s timber-framed construction is typical of the historic character of both the immediate 
and wider area.  

The asset is defined and experienced by its location and by its visual and historic 
relationships with other heritage assets on Green End Road, notably with the Grade II 
listed Ramsay Cottage (A58), the Grade II listed The Cottage, Kempston House (A60), 
and the Grade II listed No. 42, 32 and 56 (A61-63) located further north. The asset also 
has a key relationship with its own grounds. These grounds, combined with the 
surrounding landscape has preserved the asset’s rural setting. It is also defined by its 
historic and visual relationships with the wider Kempston Rural parish. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 

A61 No. 42 on Green End Road, within Kempston Rural, is a 17th-century timber-framed house of a single storey plus attic, 
extensively altered externally but still preserving its basic original structure. The asset has a 20th-century hipped porch. It 
is located 2.5km to the west of the Lake Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1114283) 
(Historic England, 2024). The asset has architectural and historic interest as a surviving late 17th-century timber-framed 
house, located at the fringe of Kempston Rural parish. The house’s timber-framed construction is typical of the historic 
character of both the immediate and wider area. 

 

The asset is defined and experienced by its location, and by its visual and historic 
relationships with other heritage assets on Green End Road, notably with the Grade II 
listed No. 32 and 56 (A65-66), located further north and with the Grade II listed Ramsay 
Cottage (A58), and the Grade II listed The Old Groom Cottage (A59) to the south. The 
surrounding open fields have largely preserved the asset’s rural setting, although later 
modern residential dwellings built between surviving historic houses and the existing 
cluster of listed buildings (A62 and 63) have altered the asset’s immediate setting. It is 
also defined by its historic and visual relationships with the wider Kempston Rural parish. 
Taken overall, setting makes a medium contribution to the asset’s significance. 

Medium 

A62 No. 32 on Green End Road, in Kempston Rural, is a 17th or early-18th-century timber-framed house. It is of a one storey 
plus attic, rendered with colour-washed roughcast, with a thatched roof. It is located 2.5km to the west of the Lake Zone 
of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1321545) (Historic England, 2024). The asset has 
architectural and historic interest as a surviving 17th or early-18th-century timber-framed house, located at the fringe of 
Kempston Rural parish. The house’s timber-framed construction is typical of the historic character of both the immediate 
and wider area.  

The asset is defined and experienced by its location, and by its visual and historic 
relationships with other heritage assets on Green End Road, notably with the Grade II 
listed No. 42 and 56 (A61, 63), located further north and with the Grade II listed Ramsay 
Cottage (A58), and the Grade II listed The Old Groom Cottage (A59) to the south. The 
surrounding open fields have partially preserved the asset’s rural setting. However, later 
modern residential dwellings built between surviving historic houses and the existing 
cluster of listed buildings (A60, 63) have altered the asset’s immediate setting. It is also 
defined by its historic and visual relationships with the wider Kempston Rural parish. 
Taken overall, setting makes a medium contribution to the asset’s significance. 

Medium 

A63 No. 56 on Green End Road, in Kempston Rural, is a 17th-century house with 20th-century alterations. The two-storey 
timber-framed house is rendered with colour-washed cement and has a half-hipped clay tile roof. It has a one-storey flat-
roofed 20th-century extension to its right-hand side. It is located 2.5km to the west of the Lake Zone of the Site. The asset 
was listed at Grade II in 1987 (NHLE ref: 1321546) (Historic England, 2024). The asset has architectural and historic 
interest as a surviving 17th or early 18th-century timber-framed house, located at the fringe of Kempston Rural parish. 
The house’s timber-framed construction is typical of the historic character of both the immediate and wider area.  

The asset is defined and experienced by its location, by its visual and historic 
relationships with other heritage assets on Green End Road, notably with the Grade II 
listed No. 42 and 56 (A61, 63), located further north and the Grade II listed Ramsay 
Cottage (A58), and the Grade II listed The Old Groom Cottage (A59) to the south. The 
surrounding open fields have partially preserved the asset’s rural setting. However, later 
modern residential dwellings built between surviving historic houses and the existing 
cluster of listed buildings (A60, 61) have altered the asset’s immediate setting. It is also 
defined by its historic and visual relationships with the wider Kempston Rural parish. 
Taken overall, setting makes a medium contribution to the asset’s significance. 

Medium 
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A132 Box End House, located on the east side of Box End Road, within the parish of Kempston Rural, is a late 16th-century 
timber-framed house which has undergone alterations throughout its history, notably the removal of its right-hand cross-
wing and extension of its left-hand wing in the 17th or early 18th century. In 1847, a new principal range, in Jacobean 
style, was added to run parallel with the original. It is located 3.2km to the northwest of the Lake Zone of the Site. The 
asset was listed at Grade II in 1977 (NHLE ref: 1159567) (Historic England, 2024). The asset has architectural and 
historic interest as a surviving 16th-century timber-framed house, located on the historic Box End Road, at the southern 
outskirts of the Box End village. It has been subsequently modified and extended, notably in the mid-19th century. The 
timber-framed construction of the original house is typical of the historic character of both the immediate and wider area. 

The asset is primarily defined by its location on Box End Road, leading to the historic 
core of the hamlet. The asset has important historic and visual relationships with the 
other designated heritage assets located in Box End. The asset’s setting to the south 
and west is defined by open fields. However, to the north, modern residential 
development has been built over a former orchard. To the west, the picturesque 
floodplains of the River Great Ouse dominate the scenery. Residential development is 
also apparent in the asset’s wider setting. Taken overall, setting makes a high 
contribution to the asset’s significance. 

Medium 

A134 Crossland Fosse, located on the east side of Box End Road in Box End, was designed in a William and Mary Revival 
style in 1889. The asset is of two storeys plus attics and is constructed of red brick with a clay tile roof. It is located 3.8km 
to the northwest of the Lake Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1310989) (Historic 
England, 2024). The asset has architectural and historic interest as a surviving late-19th century house, designed in the 
William and Mary Revival style – an unusual architectural style in the local area. The asset’s architectural and historic 
interest is enhanced by the Grade II listed Lodge to the Crossland Fosse (A135), and the two assets form an important 
group.  

The asset is defined by its location on Box End Road, within the historic core of the 
hamlet. The asset is also experienced by its primary relationship with the Grade II listed 
Lodge to Crossland Fosse – the two assets form an important and coherent group. The 
asset has historic and visual relationships with the other designated heritage assets 
located on Box End Road and West End Road, notably the Grade II listed The Owl’s 
Nest (NHLE ref: 1114280) and the Grade II listed Orchardside (NHLE ref: 1159576) and 
with the wider settlement of Box End itself. The asset’s setting to the east, north and 
west is defined by open fields as well as by the floodplains of the River Great Ouse. 
Modern residential development is also apparent in the asset’s wider setting. Taken 
overall, setting makes a high contribution to the asset’s significance. 

Medium 

A135 Lodge to Crossland Fosse is located on the east side of Box End Road in Box End. Built around 1889, the two-storey 
lodge was designed in the William and Mary Revival style and is constructed of red brick with an old clay tile roof. Built to 
a T-shaped plan the asset has two red brick ridge stacks with paired rectangular flues set at right angles. It is located 
3.9km to the northwest of the Lake Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1321543) 
(Historic England, 2024). The asset has architectural and historic interest as a surviving late-19th-century house, 
designed in the William and Mary Revival style – an unusual architectural style in the local area. The asset’s architectural 
and historic interest is enhanced by the Grade II listed Lodge to the Crossland Fosse (A6), and the two assets form an 
important group.  

The asset is defined by its location on Box End Road, within the historic core of the 
hamlet. The asset is also experienced by its primary relationship with the Grade II listed 
Crossland Fosse – the two assets form an important and coherent group. The asset has 
historic and visual relationships with the other designated heritage assets located on Box 
End Road and West End Road, notably the Grade II listed The Owl’s Nest (NHLE ref: 
1114280) and the Grade II listed Orchardside (NHLE ref: 1159576) and with the wider 
settlement of Box End itself. The asset’s setting to the east, north and west is defined by 
open fields as well as by the floodplains of the River Great Ouse. Modern residential 
development is also apparent in the asset’s wider setting. Taken overall, setting makes a 
high contribution to the asset’s significance. 

Medium 

A136 The Clock House, located on West End Road, is an early-18th-century house of two storeys plus attics, with a datestone 
of 1723 located on its east gable end. The asset was extended and altered in the late-19th century. The asset is 
constructed of red brick with a double-pitched old clay tile roof. It has a central projecting section topped by a pediment. It 
is located 3.8km to the northwest of the Lake Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 
1321548) (Historic England, 2024). The asset has architectural and historic interest as a substantial house, dating to the 
early-18th century and subsequently altered in the late-19th century, located at the east of Kempston Rural parish, and 
historically part of the old parish of Kempston. Its architectural and historic interest is enhanced by its wider group of 
ancillary buildings.  

The asset is defined and experienced by its location on West End Road. The asset has 
key relationships with the Grade II listed Groom’s Cottage, Stables, Fodderstore and 
Carriage Shed at the Clock House (A9) and the Grade II listed Barn at the Clock House 
(A10), the assets forming an important group. To the east of the asset, a former orchard 
has been replaced by modern houses, while open fields still define its setting to the 
north, south, and west along West End Road. Further afield, modern residential 
development has significantly altered the asset’s wider setting. Taken overall, setting 
makes a high contribution to the asset’s significance. 

Medium 

A133 Groom’s Cottage, Stables, Fodderstore and Carriage Shed at the Clock House. This late 19th-century range of 
outbuildings, located on West End Road, is a single-storey ancillary building to the Grade II listed Clock House (A8). 
Constructed of local mottled red brick with slate or pantile roofs, the asset comprises a groom's cottage, stables, fodder 
store, and carriage shed. The stables have multiple doors under slightly cambered heads. Listed for group value with the 
Clock House. It is located 3.9km to the northwest of the Lake Zone of the Site. The asset was listed at Grade II in 1987 
(NHLE ref: 1159604) (Historic England, 2024). The asset has architectural and historic interest as a late-19th century 
ancillary structure, part of a group centred on the early-18th century Clock House which was altered in the late-19th 
century – this ancillary building forming part of this later redevelopment of Clock House. Its architectural and historic 
interest is enhanced by the overall group at Clock House.  

The asset is defined and experienced by its key visual and historic relationships with the 
Grade II listed Clock House (A8) and the Grade II listed Barn at the Clock House (A10), 
the assets forming an important group, its importance enhanced by the surviving 
ancillary structures. Taken overall, setting makes a high contribution to the asset’s 
significance. 

Medium 

A131 Barn at The Clock House, located on West End Road, is a late-17th or 18th-century barn, made of red brick with grey 
headers, with an old clay tile roof and tile gable coping. Its east gable displays a sunk clock face. Listed for group value 
with the Clock House. It is located 3.8km to the northwest of the Lake Zone of the Site. The asset was listed at Grade II in 

The asset is defined and experienced by its key visual and historic relationships with the 
Grade II listed Clock House (A8) and the Grade II listed Groom’s Cottage, Stables, 
Fodderstore and Carriage Shed at the Clock House (A9), the assets forming an 

Medium 
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1987 (NHLE ref: 1114287) (Historic England, 2024). The asset has architectural and historic interest as a 17th or 18th 
century ancillary structure to the early-18th century Clock House which was altered in the late-19th century. The barn was 
not part of this redevelopment, and its survival is a reminder of the earlier group at Clock House. Its architectural and 
historic interest is enhanced by the group of designated heritage assets.  

important group, its importance enhanced by the two surviving ancillary structures. 
Taken overall, setting makes a high contribution to the asset’s significance. 

A141 Top Farmhouse, located on West End Road, is an 18th century two-storey farmhouse with two projecting rear wings, a 
colour-washed roughcast exterior, and a hipped old clay tile roof. It is located 4.1km to the west of the Lake Zone of the 
Site. The asset was listed at Grade II in 1987 (NHLE ref: 1321549) (Historic England, 2024). The asset has architectural 
and historic interest as a surviving 18th century farmhouse, one of a number of isolated local farmsteads, and a reminder 
of the area’s agricultural history.  

The asset is defined by its location in Kempston Rural and relationships with other 
designated heritage assets on West End Road, notably the Grade II listed Rushey Ford 
House (A140), the Grade II listed Barn at Rushey Ford House (A137), the Grade II listed 
Three Ways Cottage (A139) and the Grade II listed West End Farmhouse (A138). The 
surrounding rural landscape also contributes to the asset’s significance, allowing for 
sweeping long views. West End Road, a narrow winding thoroughfare, adds to an overall 
feeling of isolation. Traffic impacts are not prominent in the asset’s setting. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 

A140 Rushey Ford House, located on West End Road, is a late-16th or early-17th century farmhouse. The asset is of a 
timber-framed construction with a northwest wing of red brick, pebbledashed and colour-washed in the 19th century. The 
asset has an old clay-tiled roof and a 20th-century bay to its ground floor. It is located 3.9km to the west of the Lake Zone 
of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1310966) (Historic England, 2024). The asset has 
architectural and historic interest as a surviving late-16th or early-17th century timber framed house. It illustrates the 
agricultural history of the area, while its timber-framed construction is typical of the historic character of both the 
immediate and wider area.  

The asset is defined by its location in Kempston Rural, and by its key relationship with 
the Grade II listed Barn at Rushey Ford House (A13) – the two assets forming a 
coherent agricultural group. The asset also has relationships with the other designated 
heritage assets located on West End Road, notably the Grade II listed Top Farmhouse 
(A11), the Grade II listed Three Ways Cottage (A14) and the Grade II listed West End 
Farmhouse (A15). The surrounding rural landscape also contributes to the asset’s 
significance, allowing for sweeping long views. West End Road, a narrow winding 
thoroughfare, adds to an overall feeling of isolation. Traffic impacts are not prominent in 
the asset’s setting. Taken overall, setting makes a high contribution to the asset’s 
significance. 

Medium 

A137 Barn at Rushey Ford House. The 18th century Barn at Rushey Ford House, located on West End Road in Kempston 
Rural, is a timber-framed and weatherboarded ancillary structure standing on a coursed limestone rubble plinth. It has a 
corrugated iron roof. The asset was listed for group value with Rushey Ford House (A12). It is located 3.9km to the west 
of the Lake Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1114288) (Historic England, 2024). The 
asset has architectural and historic interest as a surviving 18th century barn, which is enhanced by its key relationship 
with the Grade II listed Rushey Ford House – the two assets forming a coherent agricultural group.  

The asset is defined by its location on West End Road in in Kempston Rural and by its 
key visual and historic relationship with the Grade II listed Rushey Ford House, as well 
as by the surrounding rural landscape. Taken overall, setting makes a high contribution 
to the asset’s significance. 

Medium 

A139 Three Ways Cottage, located on West End Road, is a late-18th century house of a plastered timber framed construction 
on a stone rubble plinth, and a stone rubble south gable end. The asset has a corrugated iron sheet roof with gabled 
ends and gable end stacks with brick shafts. It is located 3.9km to the west of the Lake Zone of the Site. The asset was 
listed at Grade II in 1987 (NHLE ref: 1159618) (Historic England, 2024). The asset has architectural and historic interest 
as a surviving late 18th century timber framed house, located at the east of Kempston Rural parish. The timber-framed 
construction is typical of the historic character of both the immediate and wider area.  

The asset is defined by its location on West End Road, a historic route in Kempston 
Rural. The asset has a relationship with the other designated heritage assets located on 
West End Road, notably the Grade II listed Top Farmhouse (A141), the Grade II listed 
Rushey Ford House (A140), the Grade II listed Barn at Rushey Ford House (A137), and 
the Grade II listed West End Farmhouse (A138). surrounding rural landscape also 
contributes to the asset’s significance, allowing for sweeping long views. West End 
Road, a narrow winding thoroughfare, adds to an overall feeling of isolation. Traffic 
impacts are not prominent in the asset’s setting. Its wider setting is also characterised by 
modern residential development. Taken overall, setting makes a high contribution to the 
asset’s significance. 

Medium 

A138 West End Farmhouse, located on West End Road, is a 16th century timber-framed house, rendered with colour-washed 
roughcast. The asset is of two storeys plus attic and underwent minor alterations in the late-18th or early-19th-century. 
The house was built to a T-shaped plan and has an old clay tile roof with a large external chimney stack. It is located 
3.9km to the west of the Lake Zone of the Site. The asset was listed at Grade II in 1992 (NHLE ref: 1300794) (Historic 
England, 2024). The asset has architectural and historic interest as a surviving late 18th century timber framed 
farmhouse, located at the eastern fringe of Kempston Rural parish. The farmhouse, one of a number of isolated local 
farmsteads, is a reminder of the area’s agricultural history. The timber-framed construction of the original house is typical 
of the historic character of both the immediate and wider area. 

The setting of the asset is defined by its location on West End Road in Kempston Rural. 
The asset has a relationship with the other designated heritage assets located on West 
End Road, notably the Grade II listed Top Farmhouse (A11), the Grade II listed Rushey 
Ford House (A12), the Grade II listed Barn at Rushey Ford House (A13), and the Grade 
II listed Three Ways Cottage (A14). The surrounding rural landscape also contributes to 
the asset’s significance, allowing for sweeping long views. West End Road, a narrow 
winding thoroughfare, adds to an overall feeling of isolation. Traffic impacts are not 
prominent in the asset’s setting. Taken overall, setting makes a high contribution to the 
asset’s significance. 

Medium 
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A143 Justin's Farmhouse, located on West End Road, is a 17th century two-storey timber-framed house with red brick 
nogging, later rendered over with pebbledash, with an old clay tile roof. The asset was designed to a T-shaped plan with 
a cross-wing to the right-hand side, a one-storey lean-to to its left-hand side and a 19th century outbuilding to its right-
hand side. It is located 4.2km to the west of the Lake Zone of the Site. The asset was listed at Grade II in 1987 (NHLE 
ref: 1321550) (Historic England, 2024). The asset has architectural and historic interest as a surviving late 18th century 
timber framed farmhouse, located at the east of Kempston Rural parish. The farmhouse, one of a number of isolated local 
isolated farmsteads, is a reminder of the area’s agricultural history. The timber-framed construction of the original house 
is typical of the historic character of both the immediate and wider area.  

The asset is defined by its location on West End Road in Kempston Rural. The asset has 
a key relationship with the Grade II listed Old Farmhouse (A142). The surrounding rural 
landscape also contributes to the asset’s significance, allowing for sweeping long views. 
West End Road, a narrow winding thoroughfare, adds to an overall feeling of isolation. 
Traffic impacts are not prominent in the asset’s setting. Taken overall, setting makes a 
high contribution to the asset’s significance. 

Medium 

A142 Old Farmhouse, located on West End Road, is a 17th-century timber-framed house with colour-washed plaster render. 
The asset, altered in the 19th century, is of one-storey plus attics and has an old clay tile roof. It is located 4.2km to the 
west of the Lake Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1114289) (Historic England, 2024). 
The asset has architectural and historic interest as a surviving late 18th century timber framed farmhouse, located at the 
east of Kempston Rural parish. The farmhouse, one of a number of isolated local farmsteads, is a reminder of the area’s 
agricultural history. The timber-framed construction of the original house is typical of the historic character of both the 
immediate and wider area.  

The setting of the asset is defined by its location on West End Road. The asset has a 
key relationship with the Grade II listed Justin’s Farmhouse (A143). The surrounding 
rural landscape also contributes to the asset’s significance, allowing for sweeping long 
views. West End Road, a narrow winding thoroughfare, adds to an overall feeling of 
isolation. Traffic impacts are not prominent in the asset’s setting. Taken overall, setting 
makes a high contribution to the asset’s significance. 

Medium 

A144 Meadow Farmhouse, located on West End Road, was originally constructed in the 17th-century, and underwent 
remodelling in late-18th or 19th century. The asset is of two storeys, and the farmhouse has a colour-washed roughcast 
exterior which features a hipped clay tile roof with three parallel ridges at the rear. It is located 4.1km to the west of the 
West Gateway Zone of the Site. The asset was listed at Grade II in 1986 (NHLE ref: 1159633) (Historic England, 2024). 
The asset has architectural and historic interest as a surviving 17th century timber farmhouse, located at the east of 
Kempston Rural parish. The farmhouse, one of a number of isolated local farmsteads, is a reminder of the area’s 
agricultural history.  

The asset is defined by its location on West End Road. The surrounding rural landscape 
also contributes to the asset’s significance, allowing for sweeping long views. West End 
Road, a narrow winding thoroughfare, adds to an overall feeling of isolation. Traffic 
impacts are not prominent in the asset’s setting. Taken overall, setting makes a high 
contribution to the asset’s significance. 

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out  in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations.  

The Proposed Development would introduce an extensive new built form into the wider setting of the assets located on Green End Road, Wood End Road, Tithe Road, and West End Road, along with sources of artificial lighting.  

The Proposed Development would be visible in long views out from these assets towards the Site, for example from the Grade II listed Kempston House towards the southeast. However, the distance of the assets from the Site, and the 
topography of the landscape, means the Proposed Development would not be visually intrusive or significantly change how the assets are currently experienced. Sources of artificial lighting would be apparent in long views out towards the 
Site at dusk or night.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Kempston 

A57 Sailors Bridge Cottages, located on Woburn Road in Kempston, are a pair of cottages dating back to 1865, and 
described by Historic England as formerly being part of the Hoo Estate. The cottages are of one storey plus attic and 
constructed of chequered red brick with yellow brick dressings, and a fish scale tile roof. It is located 1.3km to the west of 
the Lake Zone of the Site. The asset was listed at Grade II in 1981 (NHLE ref: 1114185) (Historic England, 2024). The 
asset has architectural and historic interest as a surviving late-19th century estate cottages, located at the fringe of 
Kempston. The asset illustrates the historic residential character of the Hoo Estate.  

The asset's original setting, once characterised by expansive open farmlands, has 
undergone significant transformation. It is now surrounded by low-rise modern residential 
development, the A421 road, and industrial infrastructure. Traffic impacts are apparent in 
its immediate setting. Taken overall, setting makes a low contribution to the asset’s 
significance. 

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 
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The Proposed Development would be visible in views out from the asset towards the Site, including at dusk or night. However, as the asset’s setting is characterised by low-rise modern residential development, the A421 road, and industrial 
infrastructure, the Proposed Development would not significantly change how the asset is currently experienced.  

Houghton Conquest 

A108 Houghton Conquest War Memorial was designed in the form of a broken circular column. Constructed of granite, it is 
located within the churchyard of the Grade I listed Church of All Saints (A109). It is located 2.6km to the southeast of the 
Core Zone of the Site. Listed at Grade II in 2016 (NHLE ref: 1431372) (Historic England, 2024). The asset has historic 
interest as it records the names of those killed in the First World War, with names added to commemorate those killed in 
the Second World War and the Korean War. As a Grade II listed building, it is individually a heritage asset of medium 
significance, but it is closely connected to the Grade I listed Church of All Saints and is a heritage asset of high 
significance.  

The asset is defined and experienced by its location on High Street, within the historic 
core of Houghton Conquest. The asset’s immediate setting is defined by its relationship 
with the Grade I listed Church of All Saints (A109) and the wider churchyard, and 
connection with the wider village. Taken overall, setting makes a high contribution to the 
asset’s significance. 

High 

A111 Nos. 16 and 17, How End Road, was formerly a single house originally dating to the 17th century and altered in the 19th 
century, which was subdivided into two separate properties. The two-storey house is of a timber-framed construction with 
cement render and with part of the ground floor rebuilt in red brick. It is located 2.9km to the southeast of the Core Zone 
of the Site. The asset was listed at Grade II in 1985 (NHLE ref: 1113921) (Historic England, 2024). The asset has 
architectural and historic interest as a surviving late 17th century farmhouse located on How End Road, within the hamlet 
of How End, in the parish Houghton Conquest. The asset’s timber-framed construction is typical of the historic character 
of both the immediate and wider area.  

To the north, east, west, and south the setting of the asset is defined by long views over 
the surrounding rural landscape, with the asset’s sense of relative isolation increased by 
its location at the end of How End Road. Taken overall, setting makes a high contribution 
to the asset’s significance. 

Medium 

A104 Hill Farmhouse, located on Chapel End Road, was constructed in the 16th century and re-fronted c. 1800, Further 
alterations were undertaken in the 20th century. The two-storey house is of a timber framed construction, partly re-cased 
and partly rebuilt in mottled red brick with a pebbledash render to the first floor. It is located 2.7km to the southeast of the 
Core Zone of the Site. The asset was listed at Grade II in 1952 (NHLE ref: 1321737) (Historic England, 2024). The asset 
has architectural and historic interest as a surviving 16th century house located on Chapel End Road, located at the 
north-eastern periphery of the historic core of Houghton Conquest. The asset forms an agricultural group with the Grade 
II listed Barn Range (A105). The asset’s timber-framed construction is typical of the historic character of both the 
immediate and wider area, and a reminder of its agricultural history.  

The asset is defined and experienced by its location on Vicarage Lane within the historic 
core of the village and primarily by its relationship with the Grade II listed Barn Range 
(A105). The asset’s wider setting is characterised by the surrounding open rural 
landscape as well as by its relationship with other heritage assets in the village and by 
modern residential development along the fringe of the historic core. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 

A105 Barn Range Approximately 10 Metres southeast of Hill Farmhouse is located on Chapel End Road in Houghton 
Conquest. Constructed in the 18th or 19th century, the barn range is associated with Hill Farmhouse. The structure has 
an earlier timber-framed section on a red brick plinth, clad in weatherboarding, and a later light mottled brick section. It is 
located 2.7km to the southeast of the Core Zone of the Site. The asset was listed at Grade II in 1985 (NHLE ref: 
1312138) (Historic England, 2024). The asset has architectural and historic interest as a surviving 18th or 19th century 
barn, which forms an agricultural group with the Grade II listed Hill Farmhouse (A137), located on Chapel End Road, at 
the north-eastern periphery of the historic core of Houghton Conquest. The asset provides a reminder of the area’s 
agricultural history.  

The asset is defined and experienced by its location on Chapel End Road, and primarily 
by its relationship with the Grade II listed Hill Farmhouse (A104). The asset’s wider 
setting is characterised by the surrounding open rural landscape as well as by its 
relationship with other heritage assets in the village. Taken overall, setting makes a high 
contribution to the asset’s significance. 

Medium 

A106 Village Farmhouse, located on High Street in Houghton Conquest, is a late-18th or early-19th century two-storey red 
brick house, probably encasing an earlier structure. The asset has a clay tile roof with multiple red brick multiple ridge 
stacks. It is located 2.6km to the southeast of the Core Zone of the Site. The asset was listed at Grade II in 1985 (NHLE 
ref: 1321738) (Historic England, 2024). The asset has architectural and historic interest as a surviving late-18th or early-
19th century farmhouse located on Chapel End Road, within the historic core of Houghton Conquest. The asset illustrates 
the long agricultural history of the area.  

The asset is defined and experienced by its location on Chapel End Road, within the 
historic core of Houghton Conquest. The asset’s wider setting is characterised by the 
surrounding open rural landscape as well as by its relationship with other heritage assets 
in the village and by modern housing development towards the north and south of High 
Street and London Lane. Taken overall, setting makes a medium contribution to the 
asset’s significance. 

Medium 

A107 No. 27, Home Farmhouse, located on High Street in Houghton Conquest, was constructed in c. 1600 with later 
alterations dating to the 20th century. The two-storey farmhouse is of a timber-framed construction with some remodelling 
in brick, with a colour-washed roughcast rendered elevation and a clay tile roof. It is located 2.5km to the southeast of the 
Core Zone of the Site. The asset was listed at Grade II in 1985 (NHLE ref: 1113920) (Historic England, 2024). The asset 
has architectural and historic interest as a surviving early-17th century farmhouse located on High Street, within the 
historic core of Houghton Conquest. The asset’s timber-framed construction is typical of the historic character of both the 
immediate and wider area; the asset also illustrates the area’s agricultural history. 

The asset is defined and experienced by its location on High Street, within the historic 
core of Houghton Conquest. The asset is also defined by its relationship to heritage 
assets in the village, as well as by modern housing development. Taken overall, setting 
makes a medium contribution to significance. 

Medium 
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A5 and 
A110 

Moated site and two fishponds at The Rectory (A5) and the Old Rectory (A110) 

The monument consists of two areas: a moated site and two outlying fishponds, located approximately 500m from the 
foot of the Greensand Ridge on gently sloping land to the north. The moated site is roughly rectangular, with the western 
and eastern arms of the moat each about 60m in length, and the northern and southern arms measuring 80m and 50m in 
length respectively. The dry ditch, 8m wide and 2.5m deep, has a seasonally active stream bed feeding into the 
southwest corner. The asset was scheduled in 1992 (NHLE ref: 1009588) (Historic England, 2024). The moat surrounds 
a flat island, which includes the Grade II listed early-18th-century Old Rectory (A112), which was later extended in the 
19th century. The former rectory was built for Dr Zachary Grey (1688-1766), a noted Shakespearean scholar, who was 
Rector of Houghton Conquest from 1725 to 1766. The former rectory is of two-storeys plus attic and is constructed of red 
brick, some vitrified. It has a double-pile plan with a two span clay tile roof. The asset was listed at Grade II in 1952 
(NHLE ref: 1321739).  

The scheduled monument has high archaeological and historic interest as a surviving medieval monument with potential 
for the preservation of the below-ground remains of the buildings that originally occupied it. The moat and the fishponds 
retain deposits of environmental evidence relating to the site. The asset’s historic interest is increased by its origins as a 
medieval rectory, distinct from the known medieval manors of Houghton Conquest. The asset is located 2.85km to the 
southeast of the Core Zone of the Site. 

The Grade II listed Old Rectory has architectural and high historic interest as an example of an early-18th century rectory 
house, specifically linked to noted scholar and cleric, Dr Zachary Grey, built of red brick, rather than the more typical 
timber-framed construction which characterises houses in the local and wider area. The asset was scheduled in July 
1952 (NHLE ref: 1321739) (Historic England, 2024). The asset is located 3.1km to the southeast of the Core Zone of the 
Site.  

The setting of the scheduled monument and the Grade II listed Old Rectory (A112) are 
defined and experienced by their visual and historic relationship with each other, as well 
as with the Grade I listed Church of All Saints (A111). The link to the parish church is 
reinforced by the figure of Zachary Grey. The assets are also experienced by the 
adjoining garden wall, the metalled driveway followed by Rectory Lane, and the 
settlement of Houghton Conquest to the north. To the east, west, and south, the setting 
of the assets is defined by long views over the surrounding rural landscape, with the 
assets’ sense of relative isolation increased by their location at the end of Rectory Lane. 
Taken overall, setting makes a high contribution to the assets’ significance. 

High 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form into the surrounding landscape, along with sources of artificial lighting. However, the distance of the assets from the Site, together with intervening vegetation and built 
form, means the Proposed Development would not be visually intrusive; additionally, assets within the historic core are primarily experienced by their relationships with the village itself and are inward looking in terms of their setting.  

The scheduled Moated site and two fishponds at The Rectory and the Grade II listed Old Rectory are experienced by their rural grounds and by the small road which connects the assets to the village. Limited views of the Proposed 
Development are likely, including at dusk or night. However, these assets’ primary relationship and connection with each other, as well as that of the Rectory with the Grade I listed Church of All Saints, would not be impacted by the Proposed 
Development. 

The connection of the Grade II listed War Memorial to the churchyard and to the Grade I listed parish church would also not be impacted by the Proposed Development, which would, however, be visible in long views out from the churchyard 
towards the Site.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Elstow 

A65 199 And 200, Wilstead Road. Nos. 199 and 200, on the west side of Wilstead Road in Elstow, are a pair of two-storey 
18th-century estate cottages. They are of timber-framed construction with pebbledash render. Each cottage has a 
thatched roof with a central front door and double casement windows to each floor. It is located 1km to the northeast of 
the Lake Zone of the Site. The asset was listed at Grade II in 1983 (NHLE ref: 1321612) (Historic England, 2024). The 
asset has architectural and historic interest as surviving 18th-century estate cottages, located on Wilstead Road, to the 
south of the Elstow Conservation Area. The asset’s location on Wilstead Road, adds to its historic interest. The house’s 
timber-framed construction is typical of the historic character of both the immediate and wider area.  

The asset is defined and experienced by its location on Wilstead Road, leading to the 
historic core of Elstow. It is also defined by its visual and historic relationships with other 
heritage assets on the road, notably with the Grade II listed Barn to North of Number 200 
(A66) which collectively possess a group value, along with a cluster of Grade II listed 
buildings (A66-71) located on the same route towards the north. However, the asset’s 
setting has been impacted by low-rise modern development, while impacts from the 
A421 road, including the bridge which takes Wilstead Road over the A421, has impacted 
its immediate setting. It is also defined by its historic and visual relationships with assets 
in the wider village of Elstow, including those within the conservation area. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 
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A66 Barn to North of Number 200 is located on the west side of Wilstead Road in Elstow. The asset is a 19th century small 
barn situated to the north of House No. 200. The timber-framed barn has a two-bay plan, covered with weatherboard, and 
has a thatched roof. It is located 1km to the northeast of the Lake Zone of the Site. The asset was listed at Grade II in 
1983 (NHLE ref: 1114176) (Historic England, 2024). The asset has architectural and historic interest as a surviving 19th-
century barn, a reminder of the area’s agricultural history, and an asset associated with the 18th-century estate cottages, 
located on Wilstead Road, towards the south of the Elstow Conservation Area. Its location on Wilstead Road adds to its 
historic interest.  

The asset is defined and experienced by its location on Wilstead Road, leading to the 
historic core of Elstow. It is also defined by its historic relationship with the Grade II listed 
Barn to North of Number 200 (A66), with both assets possessing a group value. It is also 
defined by its visual and historic relationships with other heritage assets on Wilstead 
Road, such as the cluster of Grade II listed buildings (A66-71) located towards the north. 
However, the asset’s setting has been impacted by low-rise modern development, while 
impacts from the A421 road, including the bridge which takes Wilstead Road over the 
A421, has also impacted its immediate setting. It is also defined by its historic and visual 
relationships with assets in the wider village of Elstow, including those within the 
conservation area. Taken overall, setting makes a high contribution to the asset’s 
significance. 

Medium 

A67 Lynn Farmhouse, located on the west side of Wilstead Road in Elstow, is a 17th century two-storey house with later 
19th century additions. The original structure is timber-framed with pebbledash render, while its later additions are of 
chequered brick. Built to an L-shaped plan, the asset includes a one-storey lean-to at the front and a two-storey extension 
with a hipped roof at the rear. It also has a significant external chimney stack along its northern elevation. It is located 
1km to the northeast of the Lake Zone of the Site. The asset was listed at Grade II in 1984 (NHLE ref: 1321613) (Historic 
England, 2024). The asset has architectural and historical interest as a surviving 17th-century farmhouse in Elstow. Its 
location on Wilstead Road, to the south of the Elstow Conservation Area, further enhances its historical interest. The 
farmhouse’s timber-framed construction is typical of the historic character of both the immediate and wider area; it also 
illustrates the area’s agricultural history. 

The asset is defined and experienced by its location on Wilstead Road, leading to the 
historic core of Elstow. It is also defined by its visual and historic relationships with other 
heritage assets on Wilstead Road, such as the cluster of Grade II listed buildings (A68-
71) located towards the north and with the Grade II listed No 199 and 200 (A65) and the 
Grade II listed Barn to North of No 200 (A66) across the A421 road to the south. The 
asset’s immediate setting, with a small cluster of heritage assets along the approach 
road amidst open fields, contributes to its significance. However, the asset’s wider 
setting has been impacted by low-rise modern development, while impacts from the 
A421 road, including the bridge which takes Wilstead Road over the A421, has also 
impacted its immediate setting. It is also defined by its historic and visual relationships 
with assets in the wider village of Elstow, including those within the conservation area. 
Taken overall, setting makes a high contribution to the asset’s significance. 

Medium 

A68 No. 196, Merrick Cottage, is located on the east side of Wilstead Road in Elstow, was originally a pair of cottages. 
Dating back to the 18th century, the house is of a timber-framed construction with pebbledash render overall. The asset 
has a clay tile roof with a red brick ridge stack at its centre. It is located 1.1km to the northeast of the Lake Zone of the 
Site. The asset was listed at Grade II in 1984 (NHLE ref: 1114175) (Historic England, 2024). The asset has architectural 
and historic interest as a surviving 18th century cottage in Elstow. Its location on Wilstead Road, situated to the south of 
the Elstow Conservation Area, further enhances its historical interest. The house’s timber-framed construction is typical of 
the historic character of both the immediate and wider area.  

The asset is defined and experienced by its location on Wilstead Road leading to the 
historic core of Elstow. It is also defined by its visual and historic relationships with other 
heritage assets on Wilstead Road, such as the cluster of Grade II listed buildings (A67, 
A69-71) surrounding the asset and with the Grade II listed No 199 and 200 (A65) and the 
Grade II listed Barn to North of No 200 (A66) across the A421 road to the south. The 
asset’s immediate setting, with a small cluster of heritage assets along the approach 
road amidst open fields, contributes to its significance. However, the asset’s setting has 
been impacted by low-rise modern development, while impacts from the A421 road, 
including the bridge which takes Wilstead Road over the A421, has also impacted its 
immediate setting. It is also defined by its historic and visual relationships with assets in 
the wider village of Elstow, including those within the conservation area. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 

A69 No. 193, Wilstead Road is a 17th-century two-storey timber-framed house. It features colour-washed rough cast render 
on its principal elevation. The asset has a clay tile roof and a central red brick double ridge stack. It is located 1.1km to 
the northeast of the Lake Zone of the Site. The asset was listed at Grade II in 1984 (NHLE ref: 1137025) (Historic 
England, 2024). The asset has architectural and historical interest as a surviving 17th-century timber-framed house in 
Elstow. Its location on Wilstead Road, situated to the south of the Elstow Conservation Area, further enhances its 
historical interest. The house’s timber-framed construction is typical of the historic character of both the immediate and 
wider area.  

The asset is defined and experienced by its location on Wilstead Road, leading to the 
historic core of Elstow. It is also defined by its visual and historic relationships with other 
heritage assets on Wilstead Road, such as the cluster of Grade II listed buildings 
(A67,68,70,71) surrounding the asset and with the Grade II listed No 199 and 200 (A65) 
and the Grade II listed Barn to North of No 200 (A66) across the A421 road to the south. 
The asset’s immediate setting, with a small cluster of heritage assets along the approach 
road amidst open fields, contributes to its significance. However, the asset’s setting has 
been impacted by low-rise modern development, while impacts from the A421 road, 
including the bridge which takes Wilstead Road over the A421, has also impacted its 
immediate setting. It is also defined by its historic and visual relationships with assets in 
the wider village of Elstow, including those within the conservation area. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 
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A70 Village Farmhouse, on the east side of Wilstead Road, dates to the 17th-century with 19th-century additions. The 
original two-storey farmhouse is of a timber framed construction with pebbledash render. The south and rear additions 
were constructed of chequered red and yellow brick. It is located 1.1km to the northeast of the Lake Zone of the Site. The 
asset was listed at Grade II in 1984 (NHLE ref: 1137025) (Historic England, 2024). The asset has architectural and 
historical interest as a surviving 17th-century timber-framed farmhouse in Elstow, later extended in the 19th century. Its 
location on Wilstead Road, situated to the south of the Elstow Conservation Area, further enhances its historical interest. 
The farmhouse’s timber-framed construction is typical of the historic character of both the immediate and wider area; the 
asset also illustrates the area’s agricultural history.  

The asset is defined and experienced by its location on Wilstead Road, leading to the 
historic core of Elstow. It is also defined by its visual and historic relationships with other 
heritage assets on Wilstead Road, such as the cluster of Grade II listed buildings (A67-
69, 71) surrounding the asset and with the Grade II listed No 199 and 200 (A65) and the 
Grade II listed Barn to North of No 200 (A66) across the A421 road, to the south. The 
asset’s immediate setting, with a small cluster of heritage assets along the approach 
road amidst open fields, contributes to its significance. However, the asset’s setting has 
been impacted by low-rise modern development, while impacts from the A421 road, 
including the bridge which takes Wilstead Road over the A421, has also impacted its 
immediate setting. It is also defined by its historic and visual relationships with assets in 
the wider village of Elstow, including those within the conservation area. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 

A71 Acacia Cottage, on the west side of Wilstead Road, is of one-storey plus attic and dates to the 17th-century with 18th 
and 19th-century additions. It is of a timber-framed construction, with colour-washed roughcast render and a clay tile roof. 
An 18th-century hipped lean-to addition is to the north, while an additional two-storey block stands at its south gable end, 
with a rear projecting block. It is located 1.1km to the northeast of the Lake Zone of the Site. The asset was listed at 
Grade II in 1978 (NHLE ref: 1114177) (Historic England, 2024). The asset has architectural and historical interest as a 
surviving 17th-century timber-framed farmhouse, with later additions, in Elstow. Its location on Wilstead Road, situated to 
the south of the Elstow Conservation Area, further enhances its historical interest. The house’s timber-framed 
construction is typical of the historic character of both the immediate and wider area.  

The asset is defined and experienced by its location on Wilstead Road, leading to the 
historic core of Elstow. It is also defined by its visual and historic relationships with other 
heritage assets on Wilstead Road, such as the cluster of Grade II listed buildings (A67-
70) located close to the asset and with the Grade II listed No 199 and 200 (A65) and the 
Grade II listed Barn to North of No 200 (A66) across the A421 road, to the south. The 
asset’s immediate setting, with a small cluster of heritage assets along the approach 
road amidst open fields, contributes to its significance. However, the asset’s setting has 
been impacted by dense low-rise modern residential developments to the north and east 
of Wilstead Road, industrial development along the parallel A5141 road to the west 
across open fields, and the establishment of the A421 road, as well as by traffic on 
Wilstead Road. It is also defined by its historic and visual relationships with assets in the 
wider village of Elstow, including those within the conservation area. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 

(A4 
and 
A84 

Moot Hall, located in the open area of The Green, within the Elstow Conservation Area, dates to c.1500. It is a two-storey 
timber-framed structure with red brick infilling and a clay tile roof. Initially constructed with a 4-bay plan, an additional bay 
was later added to its eastern gable end. This elevation also has a substantial two-stage external brick chimney stack. 
The asset is located 1.15km to the northeast of the Lake Zone of the Site. It is scheduled, generated from an OCN, 
(NHLE ref: 1004507) and listed at Grade II* in 1964 (NHLE ref: 1136906) (Historic England, 2024). 

The asset has high architectural and historic interest as a rare surviving example of a 'market house' from the early-16th 
century, situated within the village green. Formerly known as The Green House or Market House, it was once owned by 
Elstow Abbey, and utilised for village fairs, housing shops on the ground floor with a hall above. Following the dissolution 
of the abbey, it served as the manor court and later as a place of worship for the Bunyan Meeting Church in the 19th 
century. Repaired in 1951 as part of the Festival of Britain, the Moot Hall is now a museum dedicated to 17th-century 
rural life and John Bunyan. The asset illustrates the monastic and post-Dissolution history of Elstow and is an important 
component of the village's historic core.  

The asset’s immediate setting is defined by its isolated location on The Green. The rear 
elevations of several designated heritage assets on West End – notably the Grade II 
listed Green Corner (A85) and the Grade II listed The Swan Public House (A79) also 
form key visual relationships for Moot Hall. The asset has important historic and visual 
relationships with the Grade I listed Parish Church (A74) and the Grade I listed Parish 
Church Tower (A75). The asset is part of the group, completed by the scheduled Elstow 
Manor House (A3) and the Grade I listed Hillersdon Mansion (A73), the Grade II listed 
Nos. 208, 209, and 210 Church End (A72), the Grade II listed The Old Vicarage (A81), 
and the Grade II listed Base of Market Cross (A82). The remains of the market cross is a 
reminder of the centrality of The Green to Elstow and of the village’s monastic history – 
the asset having an important relationship with Moot Hall, as well as with the parish 
church and the church tower. 

The group is reached by turning off High Street into Church End. There are few cars, and 
this part of the conservation area is marked by calm and tranquillity, although this is 
punctuated by traffic impacts from West End. The asset is also experienced by its 
relationships with the wider conservation area and village, and with other designated 
heritage assets in Elstow. Taken overall, setting makes a high contribution to 
significance.  

High 

A72 Nos. 208, 209, and 210, Church End is located within the Elstow Conservation Area. The asset was originally 
constructed c.1600 and is now divided into three parts. The two-storeyed timber-framed houses have a pebbledash 
render and clay tile roofs and were constructed to an L-shaped plan. The asset is characterised by a varied style of 
stacks: one with red brick and tumbled-in brickwork, the other with red brick, ashlar, and a rubble base, with a red brick 
ridge stack near its cross-wing. It is located 1km to the northeast of the Lake Zone of the Site. The asset was listed at 
Grade II in 1964 (NHLE ref: 1312595) (Historic England, 2024). The asset has architectural and historic interest as a 
surviving early-17th century house located on Church End – its historic interest increased by its historic relationship with 

The asset’ immediate setting is defined and experienced by its relationship with the 
scheduled Elstow Manor House (Remains of) (A3) and Grade I listed Hillersdon Mansion 
(A73) and to the Parish Church of St Mary and St Helena (A74), the associated Parish 
Church Tower (A75), fishpond and Elstow Brook. The wider group on Church End is also 
completed by the scheduled and Grade II* listed Moot Hall (A4 and A84), the Grade II 
listed The Old Vicarage (A81), and the Grade II listed Base of Market Cross (A82). The 
asset is part of the group reached by turning off High Street into Church End. There are 

Medium 
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the remains of Elstow Manor House (A3) and Hillersdon Mansion (A73), as well as by its forming a group with the high-
grade assets located on Church End. 

As a Grade II listed building, it is a heritage asset of high significance. However, its location, as part of a group of the 
conservation area’s highest-grade assets, means it is a heritage asset of high significance.  

few cars, and this part of the conservation area is marked by calm and tranquillity, 
although this quietness partially gives way around the asset itself, which is also 
experienced by traffic noise from nearby Abbeyfields. The asset is further experienced 
by its relationships with the wider conservation area and village, and with other 
designated heritage assets in Elstow. Taken overall, setting makes a high contribution to 
significance.  

A81 The Old Vicarage is located on Church End within the Elstow Conservation Area. Formerly a vicarage, it is now a 
house. It has circular plaques which state ‘S.W. 1796’. Rear wings were added to the asset in the 18th and 19th 
centuries. The elevation is of pebbledash render over brick, possibly with some encased timber framed construction. It is 
located 1km to the northeast of the Lake Zone of the Site. The asset was listed at Grade II in 1984 (NHLE ref: 1114169) 
(Historic England, 2024). The asset has architectural and historic interest as an 18th century former vicarage, located to 
the northwest of the Church End, within the western eastern section of the conservation area. The asset forms an 
important group with the Grade I listed Parish Church of St Mary and St Helena (A74) and the Grade I listed Parish 
Church Tower (A75). The house’s possible timber-framed construction would be in keeping with the historic character of 
both the immediate and wider area. 

As a Grade II listed building, it is a heritage asset of medium significance. However, its connection to the conservation 
area’s highest-grade assets, means it is a heritage asset of high significance.  

The asset is defined by its key visual and historic relationship with the Grade I listed 
Parish Church of St Mary and St Helena (A74) and the Parish Church Tower (A75). The 
asset is also part of a group at Church End, notably with the Grade II listed 208, 209 and 
210, Church End (A72) as well as with the scheduled and Grade II* listed Moot Hall (A4 
and A84), and the Grade II listed Base of Market Cross (A82). 

The asset is part of the group reached by turning off High Street into Church End. There 
are few cars, and this part of the conservation area is marked by calm and tranquillity, 
although this quietness partially gives way around the asset itself, which is also 
experienced by traffic noise from nearby Abbeyfields. The asset is further experienced 
by its relationships with the wider conservation area and village and with other 
designated heritage assets in Elstow. Taken overall, setting makes a high contribution to 
significance.  

High 

A82 Base of Market Cross, situated on Church End within the Elstow Conservation Area, is a remnant of a medieval market 
cross. It comprises a portion of a stone shaft transitioning from a square base to an octagonal cross-section, resting on a 
worn stone base. The asset is approximately 0.9m (3ft) tall. It is located 1km to the northeast of the Lake Zone of the Site. 
The asset was listed at Grade II in 1984 (NHLE ref: 1321608) (Historic England, 2024). The asset has archaeological, 
architectural, and historic interest as the remains of a medieval stone cross. The asset was found along with a large late 
Saxon cemetery containing 270 burials from the excavation of the site of the former abbey. The asset, along with the 
other finds, provides possible evidence for Saxon occupation in the Elstow area; it is also possible there was a Saxon 
church at Elstow but no firm evidence for this has been uncovered (Historic England, 2024). The stump of the medieval 
cross can still be seen on The Green, but it was partly destroyed during the Reformation. Part of a highly decorated 
Saxon cross shaft was found within the walls of the church during repairs in the 19th century and is now kept in the Moot 
Hall (A4 and A84). The asset stands in isolation on The Green. 

As a Grade II listed building, it is a heritage asset of medium significance. However, its connection to the conservation 
area’s highest-grade assets, means it is a heritage asset of high significance. 

The asset has an important visual and historic relationship visual with the scheduled and 
Grade II* listed Moot Hall (A4,84) as a focal point of the village’s former historic market. 
The remains of the cross are a reminder of the centrality of The Green to the history of 
Elstow and of the village’s monastic history – the asset also having key relationships with 
the Grade I listed Parish Church of St Mary and St Helena (A74) and the Parish Church 
Tower (A75), as well as the wider group on Church End. The asset is part of the group 
reached by turning off High Street into Church End. There are few cars, and this part of 
the conservation area is marked by calm and tranquillity, although this quietness partially 
gives way at the eastern boundary of the conservation area by traffic noise from nearby 
Abbeyfields. The asset is further experienced by its relationships with the wider 
conservation area and village, and with other designated heritage assets in Elstow. 
Taken overall, setting makes a high contribution to significance.  

High 

A76 No. 28, Bunyan's Mead, on the east side of High Street within the Elstow Conservation Area, dates to 1796. The two-
storey T-shaped house is of a timber-framed construction with a clay tile roof and a central red brick double ridge stack. It 
is located 1.2km to the northeast of the Lake Zone of the Site. The asset was first listed at Grade II in 1964 and amended 
in 1984 (NHLE ref: 1114172) (Historic England, 2024). The asset has architectural and historic interest as a late 18th-
century house located on High Street. The asset’s name is a reminder of the historic importance of John Bunyan who 
once lived in Elstow. The house’s timber-framed construction is typical of the historic character of both the immediate and 
wider area. 

The asset is defined by the dense cover of trees at the southern end of the conservation 
area, with Elstow brook flowing through the adjoining pasture fields of the scheduled 
Elstow Manor House (A3) and the Grade I listed Hillersdon Mansion (A73) which 
enhances the semi-rural character of the asset’s setting. Towards the west, its setting is 
characterised by the open area of the churchyard, and the Grade I listed Parish Church 
of St Mary and St Helena (A74) and the Grade I listed Parish Church Tower (A75). It also 
has important visual and historic relationships with other assets on High Street as well as 
with the conservation area and the wider village. However, the traditional form of High 
Street has been impacted by areas of modern housing development. Taken overall, 
setting makes a high contribution to significance.  

Medium 

A77 Nos. 19 and 20 Bunyan's Mead, situated on the east side of High Street within the Elstow Conservation Area, are a pair 
of 16th century two-storey timber-framed cottages renovated in 1976-77. The cottages have colour-washed plaster infill to 
the principal elevation and brick infill to the gable ends. The cottages have clay tile roofs. The brick multiple ridge stack 
was rebuilt in the 20th century. It is located 1.2km to the northeast of the Lake Zone of the Site. The asset was listed at 
Grade II in 1964 (NHLE ref: 1136979) (Historic England, 2024). The asset has architectural and historic interest as a pair 
of late-16th century cottages located on High Street. The asset’s name is a reminder of the historic importance of John 
Bunyan who once lived in Elstow. The house’s timber-framed construction is typical of the historic character of both the 
immediate and wider area.  

The asset is defined by the dense cover of trees at the southern end of the conservation 
area, with Elstow brook flowing through the adjoining pasture fields of the scheduled 
Elstow Manor House (A3) and the Grade I listed Hillersdon Mansion (A73) which 
enhances the semi-rural character of the asset’s setting. Towards the west, its setting is 
characterised by the open area of the churchyard, and the Grade I listed Parish Church 
of St Mary and St Helena (A74) and the Grade I listed Parish Church Tower (A75). The 
asset also has important visual and historic relationships with other historic buildings on 
High Street as well as with the conservation area and the wider village. However, the 

Medium 
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traditional form of High Street has been impacted by areas of modern housing 
development. Taken overall, setting makes a high contribution to significance.  

A78 No. 204, High Street, located within the Elstow Conservation Area, dates to c.1600. The two-storeyed timber-framed 
house has a pebbledash render and a clay tile roof. It also has a one-storey and attic block projecting from its rear. It is 
located 1.1km to the northeast of the Lake Zone of the Site. The asset was listed at Grade II in 1964 (NHLE ref: 1136999) 
(Historic England, 2024). The asset has architectural and historic interest as a late 16th century cottage located on High 
Street. The asset, along with the adjoining Grade II listed The Swan Public House (A106) forms part of a range of timber 
framed buildings along the street. The house’s timber-framed construction is typical of the historic character of both the 
immediate and wider area.  

The asset is defined by its location on High Street, within the core historic core of Elstow 
with the 16th century cottages of Bunyan’s Mead (A77, 80) located across the other side 
of the street. However, the asset’s wider setting towards the north, northeast and west, 
has been changed by modern development. Taken overall, setting makes a high 
contribution to significance.  

Medium 

A79 The Swan Public House, located on the west side of High Street within the Elstow Conservation Area, is a two-storey 
16th-century timber-framed structure with colour-washed roughcast render on the ground floor and red brick herringbone 
infill on its upper floor. It is located 1.1km to the northeast of the Lake Zone of the Site. The asset was listed at Grade II in 
1952 (NHLE ref: 1321610) (Historic England, 2024). The asset has architectural and historic interest as a late-16th 
century building, used as the village public house and located on High Street. The asset along with the adjoining Grade II 
listed No. 204 (A78) forms part of a range of timber framed buildings along High Street. The house’s timber-framed 
construction is typical of the historic character of both the immediate and wider area. 

The asset is defined by its location on High Street, within the core historic core of Elstow, 
with the 16th century cottages of Bunyan’s Mead (A77, 80) located across the other side 
of the street. The asset’s rear elevation is an important component of the setting of the 
scheduled and Grade II* listed Moot Hall (A4, 84) as is the Grade II listed Green Corner 
(A85). However, the asset’s wider setting towards the north, northeast and west, has 
been changed by modern development. Taken overall, setting makes a high contribution 
to significance.  

Medium 

A80 Nos. 12 to 17, Bunyan's Mead, located on the east side of High Street within the Elstow Conservation Area, are a row of 
houses constructed during the early 16th century, with later additions and alterations dating to the 17th and 18th 
centuries, and restored in 1976-77. The two-storey timber-framed houses are rendered with colour-washed plaster, with 
weatherboarding added to No. 16. The asset is located 1.1km to the northeast of the Lake Zone of the Site. The asset 
was listed at Grade II in 1964 (NHLE ref: 1321609) (Historic England, 2024). The asset has architectural and historic 
interest as a late-16th century timber framed row of houses located on High Street. The asset’s name is a reminder of the 
historic importance of John Bunyan who once lived in Elstow. The house’s timber-framed construction is typical of the 
historic character of both the immediate and wider area.  

The asset is defined by its location on High Street, with the 16th century cottages of The 
Swan Public House (A79) and No. 204 (A78) on the opposite side of the historic road. 
However, the asset’s wider setting towards the north, northeast and west, has been 
changed by modern development. Taken overall, setting makes a high contribution to 
significance.  

Medium 

A83 Nos. 215 and 216, West End Lane is located within the Elstow Conservation Area. The asset was originally a single 
17th-century house later split into two. The asset is a pebbledash rendered timber-framed house of one storey plus attics 
and was built to an L-shaped plan. The rear block is slightly taller with both featuring a clay tile roof. It is located 1.1km to 
the northeast of the Lake Zone of the Site. The asset was listed at Grade II in 1984 (NHLE ref: 1312498). The asset has 
architectural and historic interest as a late 17th century house located on West End Lane. The house’s timber-framed 
construction is typical of the historic character of both the immediate and wider area. 

The immediate setting of the asset is characterised by the Edwardian estate cottages 
located towards the north of West End as well as by modern bungalows (Nos. 20-30 
West End) along the road. Traffic impacts are also prominent in the asset’s setting, both 
from West End and the junction with Abbeyfields. Taken overall, setting makes a high 
contribution to significance.  

Medium 

A85 Green Corner, located on the west side of High Street within the Elstow Conservation Area, is a 17th-century timber-
framed house, with 19th century brick casing and a roughcast render at its southern gable end. It is located 1.1km to the 
northeast of the Lake Zone of the Site. The asset was listed at Grade II in 1984 (NHLE ref: 1137014) (Historic England, 
2024). The asset has architectural and historic interest as a surviving 17th century house with later 19th century 
alterations. The house’s timber-framed construction is typical of the historic character of both the immediate and wider 
area.  

The asset has important visual and historic relationships with other historic buildings on 
High Street, especially with the cluster north of Church End, notably the Grade II* listed 
Bunyan’s Mead (A86) as well as with the conservation area and the wider village itself. 
However, the traditional form of High Street has been impacted by areas of modern 
development. Taken overall, setting makes a high contribution to significance.  

Medium 

A86 Nos. 1-11, Bunyan's Mead, is located on the east side of High Street within the Elstow Conservation Area. Dating to the 
15th-century, the row of two-storey houses is of a timber-framed construction with plaster infill, a clay tile roof, and red 
brick stacks. The asset was later renovated in 1976-77 and painted black and white as part of the restoration. The asset 
is now in residential use, but previously included shops on the ground floor. It is located 1.2km to the northeast of the 
Lake Zone of the Site. The asset is listed at Grade II*, first designated in 1964 and amended in 1984 (NHLE ref: 
1136945) (Historic England, 2024). The asset has high architectural and historic interest as one of the oldest surviving 
residential buildings within the conservation area and the village. The asset acts as a focal point on High Street. The 
house’s timber-framed construction is typical of the historic character of both the immediate and wider area. 

The asset is defined by its location on High Street, and its position as a landmark 
building within the conservation area, as well as by its visual and historic relationships 
with assets along this historic thoroughfare, including the Grade II listed Green Corner 
(A85) and with assets in Church End, the turn off to the road located opposite to the 
asset. The asset is also experienced by its relationship with the wider conservation area. 
However, the asset’s setting has also been changed by areas of modern development. 
Taken overall, setting makes a high contribution to significance.  

High 
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A87 No. 174, High Street, located within the Elstow Conservation Area, is a 16th-century timber-framed building, partly 
rendered in roughcast and pebbledash, with a clay tile roof. It located 1.2km to the northeast of the Lake Zone of the Site. 
The asset was listed at Grade II in 1964 (NHLE ref: 1114171) (Historic England, 2024). The asset has architectural and 
historic interest as a surviving 16th-century timber-framed house within Elstow. The house’s timber-framed construction is 
typical of the historic character of both the immediate and wider area.  

The asset is defined by its location on High Street, and by its visual and historic 
relationships with assets along this historic thoroughfare and within the wider 
conservation area. The asset’s setting has also been changed by areas of modern 
development, while traffic impacts are also apparent in its setting. Taken overall, setting 
makes a high contribution to significance.  

Medium 

A88 No. 206, Post Office, is located on the west side of High Street within the Elstow Conservation Area. Dating to c.1700 
the two-storey asset is of a timber-framed construction with a pebbledash render and a clay tile roof, with fishscale tiles 
on its lower block. The single-storey block to the north houses the Post Office. It is located 1.2km to the northeast of the 
Lake Zone of the Site. The asset was listed at Grade II in 1984 (NHLE ref: 1114173) (Historic England, 2024). The asset 
has architectural and historic interest as a surviving early-18th-century timber-framed house located in Elstow. The 
house’s timber-framed construction is typical of the historic character of both the immediate and wider area.  

The asset is defined by its location on High Street, and by its visual and historic 
relationships with assets along this historic thoroughfare and within the wider 
conservation area. The asset’s setting has also been changed by areas of modern 
development. Taken overall, setting makes a high contribution to significance.  

Medium 

A89 The Red Lion Public House, situated on the east side of High Street within the Elstow Conservation Area, is a timber-
framed house with colour-washed roughcast. It has a circular plaque stating ‘SW 1798’ to its principal elevation, added to 
the gable end of a rear wing, which probably dates to the 17th century. The circular plaque can be seen on several 
properties in the village and is thought to mark the date of acquisition or restoration by the Whitbread family. It is located 
1.2km to the northeast of the Lake Zone of the Site. The asset was listed at Grade II in 1952 (NHLE ref: 1312574) 
(Historic England, 2024). The asset has architectural and historic interest as a timber-framed structure, in use as a public 
house, with the building’s origins likely dating to the 17th century. The asset’s timber-framed construction is typical of the 
historic character of both the immediate and wider area.  

The asset is defined by its prominent location on High Street, and by its visual and 
historic relationships with assets along this historic thoroughfare and within the wider 
conservation area. The asset’s setting has been changed by areas of modern 
development. Taken overall, setting makes a high contribution to significance.  

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the wider setting of the assets at Elstow. Although peripheral views out from the southern and western parts of the conservation 
area include several distribution warehouses and the urban settlement of Wixam, the eye is still drawn to the overall surrounding rural landscape. 

The Proposed Development would not impact on the relationships and connections between the group of assets located off High Street into Church End. This part of the conservation area has few cars, and is marked by calm and tranquillity, 
although this is punctuated by traffic impacts from West End. 

The assets’ primary relationships and connections would not be impacted by the Proposed Development, including to the high ground of the Greensand Ridge. Additionally, the inward-looking streetscapes and the village’s built form in the 
historic core would limit or block visual impacts, including at dusk or night, to assets located within the conservation area itself. For those assets located to the south of the conservation area, limited views of the Proposed Development would 
be apparent, but these views are partially masked by industrial infrastructure and the urban settlement of Wixam, together with their associated sources of artificial lighting.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Wilstead 

A98 The Parish Church of All Saints, located on Church Road, was constructed in the 14th century, with later additions 
dating to the 15th century. The church building was later restored by Sir Arthur Blomfield in the 19th century. The church 
building comprises an 1873 chancel with pointed arched windows, a nave with a 15th century north arcade and a 14th 
century south arcade, as well as a rebuilt 15th century north aisle and a 14th century south aisle. It is located 2.4km to 
the east of the East Gateway Zone of the Site. The asset was listed at Grade II* in 1964 (NHLE ref: 1321582) (Historic 
England, 2024). The asset has high architectural and historic interest as a medieval parish church, rebuilt and restored by 
architect, Sir Arthur Blomfield (1829-99), in the late-19th century. This connection to Blomfield, responsible for a number 
of ecclesiastical commissions in the 19th century, enhances the asset’s architectural interest.  

The asset is defined and experienced by its location on the southern end of Church 
Road, its key visual and historic relationship being with its immediate churchyard. 
Although modern residential development on Church Road has impacted the asset’s 
setting, the church building has maintained a semi-rural character, surrounded by tree 
belts although traffic noise from the A6 road can be heard. The asset is also defined by 
its visual and historic relationships with other assets in Wilstead, notably the Grade II 
listed Little Church Farmhouse (A102) and the Grade II listed Church Farmhouse (A103), 
as well as to the village itself. Taken overall, setting makes a high contribution to the 
asset’s significance. 

High 

A90 Vicarage Farmhouse, located on Bedford Road in Wilstead, originally dates to the 17th century, with alterations dating to 
the 19th and 20th centuries. It is of a timber-framed construction with pebbledash render, with the north gable rebuilt in 
red brick. Built to an L-shaped plan, the asset has a clay tile roof with one red brick double ridge stack and one integral 
rebuilt brick stack to its left-hand side. It is located 2.2km to the east of the East Gateway Zone of the Site. The asset was 

The asset is defined and experienced by its location on Bedford Road, which leads to 
Wilstead’s historic core and by its visual and historic relationships with other heritage 
assets in the village. The asset’s immediate setting includes farm buildings towards the 
north along Duck End Lane, and by surrounding farmland towards the east and south. 

Medium 
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listed at Grade II in 1974 (NHLE ref: 1114196) (Historic England, 2024). The asset has architectural and historic interest 
as a surviving 18th-century timber-framed farmhouse. The farmhouse’s timber-framed construction is typical of the 
historic character of both the immediate and wider area; the asset also illustrates the area’s agricultural history. 

However, modern residential development, adjacent to the asset along Bedford Road, 
has altered its historic setting. Furthermore, modern residential development to the west 
and southeast, across open farm fields, has also impacted the asset’s wider setting. 
Traffic impacts are also apparent in the asset’s setting. Taken overall, setting makes a 
medium contribution to the asset’s significance. 

A91 No. 9, Duck End Barn, located on Duck End Lane in Wilstead, was built in c.1800. It is of a timber-framed construction 
on a red brick plinth, with a weatherboarded exterior and some 20th century brick infill with a clay tile roof. It is located 
2.2km to the east of the East Gateway Zone of the Site. The asset was listed at Grade II in 1974 (NHLE ref: 1114203). 
The asset has architectural and historic interest as a surviving early-19th-century timber-framed barn, a reminder of the 
area’s long agricultural history. It forms a coherent agricultural group with the Grade II listed Duck End Farm House.  

The asset is defined and experienced by its location on Duck End Lane, close to the 
junction of Bedford Road, approaching Wilstead’s historic core. Its immediate setting is 
also defined by other farm buildings, primarily with the Grade II listed Duck End Farm 
House (A92), and the open rural agricultural landscape towards the east and west of 
Duck End Lane, and close to the junction of Duck End Lane and Bedford Road. 
However, the later addition of a small row of modern houses along Bedford Road, 
extending northwards to the west, has altered the asset’s historic setting. Furthermore, 
modern residential developments to the west and southeast, across open farmland, have 
significantly altered the asset’s wider setting. Taken overall, setting makes a medium 
contribution to the asset’s significance. 

Medium 

A92 No. 7, Wilstead Duck End Lane, Duck End Farmhouse, is an 18th or 19th-century farmhouse of red and vitrified 
brickwork, with alterations and additions of red brick. The two-storey farmhouse was constructed to an L-shaped plan. An 
additional two-storey lean-to was added to the asset’s east elevation. It is located 2.2km to the east of the East Gateway 
Zone of the Site. The asset was listed at Grade II in 1974 (NHLE ref: 1321586) (Historic England, 2024). The asset has 
architectural and historic interest as a surviving 18th or 19th-century farmhouse, a reminder of the area’s long agricultural 
history. It forms a coherent agricultural group with the Grade II listed Duck End Barn. 

The asset is defined and experienced by its location on Duck End Lane, close to the 
junction of Bedford Road, approaching Wilstead’s historic core. Its immediate setting is 
also defined by other farm buildings, primarily with the Grade II listed Duck End Barn 
(A91), and the open rural agricultural landscape towards the east and west of Duck End 
Lane, and close to the junction of Duck End Lane and Bedford Road. However, the later 
addition of a small row of modern houses along Bedford Road, extending northwards to 
the west, has altered the asset’s historic setting. Furthermore, modern residential 
developments to the west and south-east, across open farmland, have significantly 
altered the asset’s wider setting. Taken overall, setting makes a medium contribution to 
the asset’s significance. 

Medium 

A93 No. 2, Dove Cottage, on Duck End Lane, is a 17th-century timber-framed cottage, rendered with colour-washed 
roughcast. At the rear, there is a 20th-century gabled porch and a single-storey lean-to addition. It is located 2.3km to the 
east of the East Gateway Zone of the Site. The asset was listed at Grade II in 1984 (NHLE ref: 1114204) (Historic 
England, 2024). The asset has architectural and historic interest as a surviving 17th-century timber-framed cottage 
located on Duck End Lane. The asset’s timber-framed construction is typical of the historic character of both the 
immediate and wider area.  

The asset is defined and experienced by its location on the Duck End Lane, close to the 
junction of Bedford Road, approaching Wilstead’s historic core, and by its visual and 
historic relationships with other heritage assets in the village. The asset’s immediate 
setting includes farm the surrounding open agricultural landscape towards the east and 
west of Duck End Lane, and close to the junction of Duck End Lane and Bedford Road. 
However, the later addition of a small row of modern houses along Bedford Road, 
extending northwards to the west, has changed the asset's historic setting. Furthermore, 
modern residential developments to the west and southeast, across open farmland, have 
significantly altered the asset’s wider setting. Taken overall, setting makes a medium 
contribution to the asset’s significance. 

Medium 

A94 Nos. 5 and 7, Bedford Road, was formerly a public house but was later converted into houses. Constructed in c.1700, 
the asset underwent restoration in the 20th century, which is commemorated by a plaque which reads ‘W.B. 1932.’ The 
asset is of a timber-framed construction with colour-washed roughcast and an old clay tile roof. Each house has two red 
brick stacks. It is located 2.5km to the east of the East Gateway Zone of the Site. The asset was listed at Grade II in 1974 
(NHLE ref: 1312324) (Historic England, 2024). The asset has architectural and historic interest as a surviving 18th-
century timber-framed house located on Bedford Road within the historic village of Wilstead. The asset’s timber-framed 
construction is typical of the historic character of both the immediate and wider area.  

The asset is defined and experienced by its location on Bedford Road within Wilstead’s 
historic core and by its visual and historic relationships with other heritage assets in the 
village. The asset’s immediate setting is defined by a cluster of trees along open fields, 
by allotments and late 20th century sports clubs and pitches to the west. To the north, 
the asset is defined by houses on the western periphery of Bedford Road and Cotton 
End Road, with a sprawl of modern residential development to its rear. The open fields 
close to Cotton End Field and Luton Road have been replaced by modern residential 
development. The setting to the south, west of Luton Road, once sparsely developed, 
has also been changed by the insertion of modern housing development. Traffic impacts 
are also apparent in the asset’s setting. Taken overall, setting makes a medium 
contribution to the asset’s significance. 

Medium 

A95 The Old Manor House on Cotton End Road dates to the mid-19th century, with later modifications. Built predominantly 
of mottled pink brick with red brick additions the two-storey house was built to an L-shaped plan and has a clay tile roof. 
The asset’s principal elevation has a canted bay to the west wing gable. It is located 2.7km to the east of the East 

The asset is defined and experienced by its location on Cotton End Road within 
Wilstead’s historic core, and by its visual and historic relationships with other heritage 
assets in the village. The asset’s immediate setting to the east and west is defined by the 

Medium 
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Gateway Zone of the Site. The asset was listed at Grade II in 1974 (NHLE ref: 1114198) (Historic England, 2024). The 
asset has architectural and historic interest as a surviving mid-19th century house located on Cotton End Road within the 
historic village of Wilstead. 

streetscape of Bedford Road and Cotton End Road, with modern residential 
development to the south. To the south its setting has also been changed by modern 
houses to the west of Luton Road. The open farmland between the east of Cotton End 
Road and the south of Luton Road has been replaced by modern residential 
development. Traffic impacts are also apparent in the asset’s setting. Taken overall, 
setting makes a medium contribution to the asset’s significance. 

A96 No. 8, Church Road, was originally a pair of cottages, of one-storey plus attics, built c.1800. The asset is of a timber-
framed construction with colour-washed roughcast. The asset has two 20th century doors and a rebuilt central ridge 
stack. It is located 2.5km to the east of the East Gateway Zone of the Site. The asset was listed at Grade II in 1974 
(NHLE ref: 1114197) (Historic England, 2024). The asset has architectural and historic interest as a surviving pair of 
cottages dating to the early-19th-century. The asset’s timber-framed construction is typical of the historic character of 
both the immediate and wider area.  

The asset is defined and experienced by its location on Church Road, which is 
dominated by the Grade II* listed Parish Church of All Saints (A98) within the historic 
core of the village, and by its visual and historic relationships with other heritage assets 
in Wilstead. The asset’s immediate setting is defined by a cluster of trees along open 
fields, allotments and late 20th century sports clubs and pitches to the west. Modern 
residential development has also impacted its setting. Taken overall, setting makes a 
high contribution to the asset’s significance. 

Medium 

A97 No. 7, Winters Moon is located on Church Road. The asset is a cottage, built c.1800. It is of a timber-framed 
construction with a partly colour-washed roughcast render and a thatched roof, as well as partly colour-washed brick. It is 
located 2.5km to the east of the East Gateway Zone of the Site. The asset was listed at Grade II in 1974 (NHLE ref: 
1137456) (Historic England, 2024). The asset has architectural and historic interest as a surviving pair of cottages dating 
to the early-19th-century located on Church Road within the historic core of the village. The asset’s timber-framed 
construction is typical of the historic character of both the immediate and wider area.  

The asset is defined and experienced by its location on Church Road, which is 
dominated by the Grade II* listed Parish Church of All Saints (A98) within the historic 
core of the village, and by its visual and historic relationships with other heritage assets 
in Wilstead. The asset’s immediate setting is defined by a cluster of trees along open 
fields, allotments and late 20th century sports clubs and pitches to the west. Modern 
residential development has also impacted the asset’s setting. Taken overall, setting 
makes a high contribution to the asset’s significance. 

Medium 

A99 No. 4, Church Cottage (Old Church House), is located on Church Road. The two-storey house dates to the 17th-
century and is of a timber-framed construction with colour-washed plaster infill to the first floor. It is located 2.5km to the 
east of the East Gateway Zone of the Site. The asset was listed at Grade II in 1974 (NHLE ref: 1137451) (Historic 
England, 2024). The asset has architectural and historic interest as a surviving pair of cottages dating to the 17th century 
located on Church Road within the historic core of the village. The asset’s timber-framed construction is typical of the 
historic character of both the immediate and wider area. 

The asset is defined and experienced by its location on Church Road, which is 
dominated by the Grade II* listed Parish Church of All Saints (A98) within the historic 
core of the village, and by its visual and historic relationships with other heritage assets 
in Wilstead. The asset’s immediate setting is defined by a cluster of trees along open 
fields, allotments and late 20th century sports clubs and pitches to the west. Modern 
residential development has also impacted the asset’s setting. Taken overall, setting 
makes a medium contribution to the asset’s significance. 

Medium 

A100 No. 6 (Orchard Cottage), located on Luton Road, is an 18th-century cottage of one storey plus attics. The asset is of a 
timber-framed construction with colour-washed plaster render and a thatched roof. A flat-roofed addition was made to its 
southeast gable end in the 20th century. It is located 2.6km to the east of the East Gateway Zone of the Site. The asset 
was listed at Grade II in 1984 (NHLE ref: 1312258) (Historic England, 2024). The asset has architectural and historic 
interest as a surviving 18th-century timber-framed cottage on Luton Road within the historic core of Wilstead. The asset’s 
timber-framed construction is typical of the historic character of both the immediate and wider area. 

The asset is defined and experienced by its location on Luton Road within the historic 
core of the village, and by its visual and historic relationships with other heritage assets 
in Wilstead. Modern residential development has impacted the asset’s former rural 
setting. Traffic impacts are also apparent in its setting. Taken overall, setting makes a 
medium contribution to the asset’s significance. 

Medium 

A101 No. 16a, Luton Road, is a late 18th century house of one storey plus attics, which was extended in the 19th century. The 
asset has a colour-washed roughcast exterior, with a thatched roof. It has a lean-to single-storey addition to its southeast 
gable end. It is located 2.7km to the east of the East Gateway Zone of the Site. The asset was listed at Grade II in 1974 
(NHLE ref: 1114205) (Historic England, 2024). The asset has architectural and historic interest as a surviving late 18th-
century thatched house on Luton Road within the historic core of Wilstead. The asset’s timber-framed construction is 
typical of the historic character of both the immediate and wider area. 

The asset is defined and experienced by its location on Luton Road within the historic 
core of the village, and by its visual and historic relationships with other heritage assets 
in Wilstead. Modern residential development has impacted the asset’s former rural 
setting. Traffic impacts are also apparent in its setting. Taken overall, setting makes a 
medium contribution to the asset’s significance. 

 

Medium 

A102 Little Church Farmhouse, located on Vicarage Lane, was constructed c.1700, with later additions. The two-storey 
timber framed farmhouse has a colour-washed roughcast exterior with an old clay tile roof. It is located 2.5km to the east 
of the East Gateway Zone of the Site. The asset was listed at Grade II in 1974 (NHLE ref: 1114206) (Historic England, 
2024). The asset has architectural and historic interest as a surviving early-18th century farmhouse, a reminder of the 
area’s agricultural history, located on Vicarage Road within the historic core of the village. The asset’s timber-framed 
construction is typical of the historic character of both the immediate and wider area. Its historic interest is increased by 
its connection to the Grade II* listed Parish Church of all Saints (A98) and the Grade II listed Church Farmhouse (A103). 

The asset is defined and experienced by its location on Vicarage Lane within the historic 
core of the village, as well as by its relationship with other heritage assets within the 
village, notably the Grade II* listed Parish Church of all Saints (A98) and the Grade II 
listed Church Farmhouse (A103). Modern residential development has impacted the 
asset’s former rural setting. Traffic impacts are also apparent in its setting. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 
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A103 Church Farmhouse on Vicarage Lane, dates to 1847, indicated by a plaque which reads ‘R.L. 1847’. Constructed of 
mottled brick with red brick dressings, the two-storey farmhouse has a clay tile roof. It is located 2.6km to the east of the 
East Gateway Zone of the Site. The asset was listed at Grade II in 1974 (NHLE ref: 1312264) (Historic England, 2024). 
The asset has architectural and historic interest as a surviving 19th-century farmhouse located on Vicarage Lane, a 
reminder of the area’s agricultural history, within the historic core of Wilstead. Its historic interest is increased by its 
connection to the Grade II* listed Parish Church of all Saints (A98) and the Grade II listed Little Church Farmhouse 
(A103). 

The asset is defined and experienced by its location on Vicarage Lane within the historic 
core of the village, as well as by its relationship with other heritage assets within the 
village, notably the Grade II* listed Parish Church of all Saints (A98) and the Grade II 
listed Church Farmhouse (A103). Modern residential development has impacted the 
asset’s former rural setting. Traffic impacts are also apparent in its setting. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the wider landscape. However, the Proposed Development would not significantly change how the assets in Wilstead are currently 
experienced, as many are located within the village’s historic core and are largely inwardly focused on their respective streetscapes. The assets’ primary relationships would also not be impacted.   

Additionally, intervening built form, primarily that of Wixam, together with their sources of artificial lighting, would minimise overall visual impacts resulting from the Proposed Development, including at dusk or night.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Marston Moretaine 

A118 The Parish Church of St Mary the Virgin, located on Church Walk in Marston Moretaine, was originally built in the early 
14th century, with later additions dating to the mid-15th century, probably the work of Thomas Reynes, the son of Jane 
Morteyne, and a member of the family who had owned the Marston manor since the late-11th century. The Morteyne 
family may be associated with the scheduled 14th century moated site (NHLE Ref: 1010112) and the Grade II* listed 
Moat Farm (NHLE Ref: 1114050) to the northwest, which also includes medieval settlement earthworks. The church 
consists of a nave with a six-bay arcade, a chancel with a chapel to the south and a vestry with a priest’s room above to 
the north. The chancel and vestry are of coursed ironstone with ashlar dressings, while later work (the nave and side 
aisles) is predominantly of coursed limestone rubble with a scattering of ironstone. The exterior of the church features 
Tudor and pointed-arched windows and doors, a stair turret with slit windows, and crenelated parapets (Historic England, 
2024). 

In 1873, the church underwent extensive restoration by Sir George Gilbert Scott, who introduced a new chancel floor, 
altar table, and rails. The rector's daughter, Elizabeth Tylecote, painted the reredos and repainted the ceiling bosses, 
shields, and angels. It is located 2.2km to the south of the West Gateway Zone of the Site. The asset was listed at Grade 
I in 1961 (NHLE ref: 1114047) (Historic England, 2024). 

The asset has high architectural and historic interest as a surviving medieval parish church, at the centre of the village of 
Marston Moretaine, which retains much of its medieval fabric. The asset’s architectural interest is enhanced by the 
restoration works undertaken by Sir George Gilbert Scott, while its historic interest is increased by its connection to other 
surviving elements of medieval Marston Mortaine, including the Grade II* listed Moat Farmhouse (NHLE Ref: 1114050), 
the scheduled moat and medieval settlement earthworks (NHLE Ref: 1010112), and the detached Grade I listed Tower 
Belonging to Church of St Mary The Virgin (NHLE Ref: 1311714).  

The asset is primarily defined by its relationship with the Grade I listed Tower Belonging 
to Church of St Mary the Virgin (A18), as well as by its relationship with its churchyard, 
the Grade II listed The Old Rectory (A119) and to surviving medieval elements within the 
village. Modern development has characterised the asset’s immediate setting, including 
Church End Lower School, although this has not detracted from its significance. Taken 
overall, setting makes a high contribution to the asset’s significance. 

High 

A18 Tower Belonging to Church of St Mary the Virgin, dates to the early-medieval period (its first two stages) and to the 
14th century (its third stage). The final stage, consisting of the belfry, contains five bells cast in 1610. The asset is square 
in plan and is constructed of coursed rubble with ashlar dressings, with areas of ironstone to its upper stage. Located 
approximately 20m to the north of the Grade I listed Parish Church of St Mary the Virgin, the asset was repaired in 1796 
and restored again in the 1930s. The asset was listed at Grade I in 1961 (NHLE ref: 1311714) (Historic England, 2024). It 
is located 2.1km to the south of the West Gateway Zone of the Site. The asset has high architectural and historic interest 
as a surviving medieval church tower, at the centre of the village of Marston Moretaine. Its historic interest is increased by 
its connection to other surviving elements of medieval Marston Moretaine, notably the Grade I listed parish church 
(A118).  

The asset is primarily defined by its relationship with the Grade I listed Church of St Mary 
the Virgin (A118), as well as by its relationship with its churchyard, the Grade II listed 
The Old Rectory (A119) and surviving medieval elements within the village. Modern 
development, including Church End Lower School, has characterised the asset’s 
immediate setting, although this has not detracted from its significance. The asset is a 
prominent local landmark, as confirmed on the site visit. Taken overall, setting makes a 
high contribution to the asset’s significance. 

High 



 

UNIVERSAL DESTINATIONS & EXPERIENCES PROJECT  PUBLIC | WSP 
Project No.: P320 | Our Ref No.: 70116516 June 2025 
Universal Destinations & Experiences 

Ref Heritage Asset Setting Contribution to Asset Significance 
Heritage 
Significance 

A119 The Old Rectory located on The Green dates to the 18th century but underwent significant extension in the 19th century. 
The asset is constructed of red brick, and includes chequered patterns with vitrified headers, while the oldest part of the 
house may be of a timber-framed construction. It is located 2.2km to the south of the West Gateway Zone of the Site. The 
asset was listed at Grade II in 1952 (NHLE ref: 1114048) (Historic England, 2024). The asset has architectural and 
historic interest a surviving 18th century rectory now used as a house. The asset has an historic association with the 
Grade I listed Parish Church of St Mary the Virgin (A151) and the Grade I listed Tower Belonging to Church of St Mary 
the Virgin (A118). The possible timber-framed construction of the oldest part of the house would be typical of the historic 
character of both the immediate and wider area. 

As a Grade II listed building, it is individually a heritage asset of medium significance. However, its connection to the 
Grade I listed parish church, and Grade I listed tower, means it is a heritage asset of high significance.  

The asset is defined and experienced by its location on The Green within the historic 
core of the village as well as by its key relationship with the Grade I listed Parish Church 
of St Mary the Virgin (A118) and the Grade I listed Tower Belonging to Church of St 
Mary the Virgin (A18). The asset’s wider setting is now defined by modern residential 
development. Taken overall, setting makes a medium contribution to the asset’s 
significance. 

High 

A120 Millbrook Station, situated on Station Road, was constructed in 1846 for the Bedford Branch of the London and North 
Western Railway (LNWR). The brick-built station is of one-storey plus attics and was constructed to an irregular plan and 
includes diagonal ridge/gable stacks. It is located 3.2km to the south of the Core Zone of the Site. The asset was listed at 
Grade II in 1977 (NHLE ref: 1321648) (Historic England, 2024). The asset has architectural and historic interest as a 
surviving 19th century railway station located on the Marston Vale Line, between Stewartby and Lidlington. The service 
between Bletchley and Bedford, is operated by London Northwestern Railway, and is promoted as a tourism line 

The asset is defined and experienced by its location on the extreme eastern end of the 
historic core of Marston Moretaine, and by its relationship with the railway line and the 
trains which connect the village to Bedford and Bletchley. The asset is also experienced 
by the Grade II listed South Pillinge Farmhouse (NHLE Ref: 1158024) to the north and 
the surrounding open fields, as well as Rookery South ERF, also to the north, Pillenge 
Wetland to the west and the campus of Millbrook Event to the south. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 

A121 Lower Wood End Farmhouse. The farmhouse, located on Wood End Road in Marston Moretaine, dates to the 17th 
century and was later modified in the 18th century. Further alterations were carried out in the 20th century. The two-
storey farmhouse was built to an L-shaped and is of a timber-framed construction with colour-washed roughcast render 
with some ground floor sections rebuilt in brick. It is located 2.2km to the southwest of the West Gateway Zone of the 
Site. The asset was listed at Grade II in 1987 (NHLE ref: 1321649) (Historic England, 2024). The asset has architectural 
and historic interest as a surviving 17th century timber framed farmhouse, located on the outskirts of Marston Moretaine. 
The asset illustrates the long agricultural history of the area, while its timber-framed construction is typical of the historic 
character of both the immediate and wider area.  

The asset is primarily defined by its location on Wood End Road. The asset is also 
experienced by the surrounding open farmland and nearby designated heritage assets, 
the majority being isolated farmsteads. However, the asset’s wider setting to the west 
has been altered by the construction of the A421 road. Traffic impacts are apparent in its 
otherwise rural setting, while modern residential development within the village itself has 
also changed its historic setting. Taken overall, setting makes a high contribution to the 
asset’s significance. 

Medium 

A122 Charity farmhouse, located on Beancroft Road, is a 17th-century two-storey house of a timber-framed construction with 
red brick infill and a colour-washed rendered exterior, as well as a clay-tiled roof. A single-storey extension, built to an L-
shaped plan, borders the road. It is located 2.1km to the southwest of the West Gateway Zone of the Site. The asset was 
listed at Grade II in 1987 (NHLE ref: 1321646) (Historic England, 2024). The asset has architectural and historic interest 
as a surviving substantial 17th century timber framed farmhouse, located on the outskirts of Marston Moretaine. The 
asset illustrates the agricultural history of the area, while its timber-framed construction is typical of the historic character 
of both the immediate and wider area.  

The asset is primarily defined by its location on Beancroft Road. The asset is also 
experienced by the surrounding open farmland and nearby designated heritage assets, 
the majority being isolated farmsteads. However, the asset’s wider setting to the west 
has been altered by the construction of the A421 road. Traffic impacts are apparent in its 
otherwise rural setting, while modern residential development within the village itself has 
also changed its historic setting. Taken overall, setting makes a high contribution to the 
asset’s significance. 

Medium 

A123 Lower Roxhill Farmhouse, located close to the junction of Bedford Road and Roxhill Road, was originally a 16th century 
timber-framed house with a hall and cross-wing plan. It was altered in the 19th century, this work characterised by red 
brick construction. Later additions include a rear block of one storey plus attic. It is located 2.3km to the southwest of the 
West Gateway Zone of the Site. The asset was listed at Grade II in 1975 (NHLE ref: 1311682) (Historic England, 2024). 
The asset has architectural and historic interest as a surviving 16th century timber framed farmhouse, with significant 
19th century additions and alterations dating to the 20th century, located on the outskirts of Marston Moretaine. The asset 
illustrates the long agricultural history of the area, while its timber-framed construction is typical of the historic character of 
both the immediate and wider area.  

The asset is primarily defined by its location on Beancroft Road. The asset is also 
experienced by the surrounding open farmland and nearby designated heritage assets, 
the majority being isolated farmsteads. However, the asset’s wider setting to the east, 
west and north-west has been altered by the construction of the A421 road. Traffic 
impacts are apparent in its otherwise rural setting, while modern residential development 
within Marston Moretaine, as well as in Wootton, Upper Shelton, and Cranfield, has 
changed its historic setting. Taken overall, setting makes a high contribution to the 
asset’s significance. 

Medium 

A124 The Sugarloaf is an early-18th century former public house of one-storey plus attics. The asset is of a timber framed 
construction with a 3-bay plan, with a colour-washed rendered infill and thatched roof. It is located 2.5km to the southwest 
of the West Gateway Zone of the Site. The asset was listed at Grade II in 1975 (NHLE ref: 1114049) (Historic England, 
2024). The asset has architectural and historic interest as a surviving 18th century former public house, located on the 
outskirts of Marston Moretaine. The asset’s timber-framed construction is typical of the historic character of both the 
immediate and wider area.  

The asset is primarily defined by its location on Beancroft Road. The asset is also 
experienced by the surrounding open farmland and nearby designated heritage assets, 
the majority being isolated farmsteads. However, the asset’s wider setting to the east, 
west and northwest has been altered by the construction of the A421 road. Traffic 
impacts are apparent in its otherwise rural setting, while modern residential development 
within Marston Moretaine, as well as in Wootton, Upper Shelton, and Cranfield, has 
changed its historic setting. Taken overall, setting makes a high contribution to the 
asset’s significance. 

Medium 
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A125 Roxhill Manor Farmhouse, located on Roxhill Road dates to the 17th century, with later additions dating to the 18th 
century. The asset is primarily of a timber-framed construction with roughcast render, and a clay tile roof. The earlier 
section is of two storeys and forms an L-shape, while the later extension is of one storey plus attic, at its south-west 
facing elevation. The asset also has a 19th-century canted bay. It is located 2.8km to the southwest of the West Gateway 
Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 1321647) (Historic England, 2024). The asset has 
architectural and historic interest as a surviving 17th century timber framed farmhouse, located on the outskirts of 
Marston Moretaine. The asset illustrates the agricultural history of the area, while its timber-framed construction is typical 
of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location on Beancroft Road. The asset is also 
experienced by the surrounding open farmland and nearby designated heritage assets, 
the majority being isolated farmsteads. However, the asset’s wider setting to the east, 
west and northwest has been altered by the construction of the A421 road. Traffic 
impacts are apparent in its otherwise rural setting, while modern residential development 
within Marston Moretaine, as well as in Wootton, Upper Shelton, and Cranfield, has 
changed its historic setting. Taken overall, setting makes a high contribution to the 
asset’s significance. 

Medium 

A19 Beancorft farmhouse, located on Beancroft Road in Marston Moretaine, dates to 1797. It is a two-storey red brick house 
which includes 19th and 20th century additions. The clay tile roof has integral brick stacks which frame both gable ends. It 
is located 1.8km to the south of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE ref: 
1157946) (Historic England, 2024). The asset has architectural and historic interest as a surviving late-18th century 
farmhouse, located on the outskirts of Marston Moretaine. The asset illustrates the agricultural history of the area. 

The asset is primarily defined by its location on Beancroft Road. The asset is also 
experienced by the surrounding open farmland and nearby designated heritage assets, 
the majority being isolated farmsteads. However, the asset’s wider setting to the west 
has been altered by the construction of the A421 road. Traffic impacts are apparent in its 
otherwise rural setting, while modern residential development within the village itself has 
also changed its historic setting. Taken overall, setting makes a high contribution to the 
asset’s significance. 

Medium 

A20 Shelton Manor, located on Lower Shelton Road, is a 16th-century house, with later modifications. It has a long 
rectangular two-storey block, featuring a jettied first floor, and a 19th century single-storey addition to the front and a 
lower two-storey addition at its right-hand gable end. External and ridge brick stacks contribute to its overall character. It 
is located 1km to the southwest of the West Gateway Zone of the Site. The asset was listed at Grade II in 1987 (NHLE 
ref: 1157984) (Historic England, 2024). The asset has architectural and historic interest as a surviving substantial 16th 
century house, with later additions, located on the outskirts of Marston Moretaine.  

The asset is primarily defined by its location on Lower Shelton Road. The asset is also 
experienced by the surrounding cluster of farmsteads and cottages, along with the 
surrounding open farmland. However, the asset’s setting has been altered by rows of 
modern houses along Lower Shelton Road. The asset’s wider setting to the west has 
also been altered by the construction of the A421 road. Traffic impacts are apparent in its 
otherwise rural setting, while modern residential development within the village itself has 
also changed its historic setting. Taken overall, setting makes a medium contribution to 
the asset’s significance. 

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the wider landscape.  

A number of assets are experienced by the streetscape and existing built forms of Marston Moretaine, which means the Proposed Development would not be visually intrusive, even at dusk or night. However, journeys to and from the village 
would be impacted by long views of the Proposed Development, changing how assets are currently experienced. The Proposed Development would also change how the Grade I listed Tower Belonging to Church of St Mary the Virgin is 
experienced as a local and prominent landmark.  

The Proposed Development would change journeys along the Marston Vale Railway Line, impacting the Grade II listed Millbrook Station. 

The Proposed Development would not impact the key visual and historic relationships and connections between the Grade I listed Parish Church of St Mary the Virgin, the Grade I listed Tower Belonging to Church of St Mary the Virgin, and 
the Grade II listed The Old Rectory.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Biddenham 

A11 Biddenham Conservation Area. The village of Biddenham is located about 3km west of Bedford, situated in the fertile 
river basin of the River Great Ouse, which nearly encircles the village completely, except to the east. The topography of 
the village is flat and low-lying, the highest point being the north of the village in the Deep Spinney estate. The 
conservation area consists of river-side meadows, and large agricultural fields divided by hedges. The farmland is now 
mostly arable but historically it included more pasture. The conservation area is located 3.45km to the north of the Lake 
Zone of the Site and was designated in 1971 (Bedford BC, 2024). The village name likely originates from the Anglo-
Saxon ‘Beda’ or ‘Baeda’ and ‘ham’, meaning home or land in a riverbed. Biddenham, once part of the Kingdom of Mercia, 
likely had a Christian place of worship since the 7th century, with the building of St James's Church. Mentioned in the 
Domesday Survey of 1086, it had an estimated population of 80, an average size settlement for the time. The manor, 

The setting of the conservation area is defined by the suburbs of Bedford to the east, 
and by agricultural land, the Great Denham golf course, and housing to the south. To the 
north lies the Deep Spinney housing estate and open land earmarked for residential 
development beyond Bromham Road. While the conservation area's setting is principally 
rural, with outward views over open country, its setting to the north is suburban. The 
asset is also defined by its relationship to the individual designated heritage assets 
located within its boundary, centred on the Grade I listed parish church, which retains its 
position as the prominent landmark within the village. Taken overall, setting makes a 
high contribution to significance. 

High 
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belonging to Newnham Priory from the 12th century, was at Kirtons, a hamlet southeast of Biddenham. Settlement growth 
possibly shifted east due to the River Great Ouse, with the village centre potentially moving to the Green, connecting to 
the main road via Gold Lane and Day's Lane (Bedford BC, 2024). 

After the Reformation, Biddenham Manor passed through several notable families: the Botelers, Trevors, and Wingfields 
(Fricker, McKeown, & Toyn, 2012). Until the First World War, agriculture dominated Biddenham, with four main farms and 
various smaller holdings. Other occupations included watchmakers, millers, soldiers, and artisans. The village 
experienced growth with the establishment of a turnpike road in 1754 and an Enclosure Act in 1812, though the village 
green diminished (Pevsner, 2014). 

Schools, shops, and services like post offices emerged in the 19th century, reflecting increased urbanization. Numerous 
sand, gravel, clay, and stone pits dotted the parish, contributing to the building industry. The population gradually 
increased over the centuries, peaking in 1851 before slightly declining due to agricultural mechanization (Bedford BC, 
2024). 

In the early 20th century, Biddenham transitioned into a suburb of Bedford. The population grew from 1901 until 1951, 
accompanied by the construction of houses designed by notable architects, such as M.H. Baillie Scott and Charles 
Edward Mallows. After 1925, the Biddenham estate changed hands, eventually being sold off in 1954. Gradual growth 
continued until the late 20th century when the Deep Spinney housing estate was built, expanding the population 
significantly (Bedford BC, 2024). 

The character of the conservation is defined by linear layout of Biddenham from west to east along Church End and Main 
Road, with two focal points near the middle: the village green and Manor Farm. The west end terminates at Church Farm 
Barns, contrasting with the eastern extension merging with the suburbs of Bedford. The centrepiece of the conservation 
area is the Grade I listed Parish Church of St James (NHLE ref: 1158130). The building has Norman origins, rebuilt 
during the 14th century, with its overall fabric dating from the 13th to the 16th centuries. 

Biddenham Turn serves as the approach road from the east, flanked by suburban houses and schools. Days Lane, 
though now a private road, historically connected the village from the north. Gold Lane, branching from Deep Spinney, 
offers access to modern housing developments. Duck End Lane, characterised by scattered houses and rural views, 
maintains Biddenham's agricultural heritage. However, modern developments surrounding it detract from the area's rural 
character, with incongruent building styles and materials. 

As a conservation area, centred on the Grade I listed Parish Church of St James, it is a heritage asset of high 
significance.  

A130 Three Gables. Located outside of Biddenham Conservation Area, Three Gables is a two-storey Arts and Crafts house 
designed by Charles Edward Mallows in 1900 for his father-in-law Henry John Peacock, a Biddenham farmer. Mallows, 
educated at the Bedford School of Art, established his practice in London with George Grocock in 1895, and died in 
Biddenham in 1915. The house is constructed of local red brick in Flemish bond, with a red clay plain tile steeply pitched 
roof. The house is listed at Grade II and is located within a Grade II Registered Park and Garden (A3). It is located 3.8km 
to the north of the Lake Zone of the Site. The asset was listed at Grade II in 2012 (NHLE ref: 1411059) (Historic England, 
2024). The asset has architectural and historic interest as an Arts and Crafts house designed by prominent architect C. E. 
Mallows (1864-1915) which received considerable praise in the contemporary architectural press. The asset is one of 
Mallows’ earliest designs for a ‘garden house’.  

The asset is primarily experienced by its relationship with its grounds, designated as a 
Grade II registered park and garden. This gives the asset an inward-looking aspect, 
despite its location on Biddenham Turn. The asset is defined by its location on the 
eastern outskirts of Biddenham, and relationship to the wider village. However, modern 
residential development is also prominent in the asset’s setting, impacting on its overall 
relationship with Biddenham’s historic core and the conservation area. Taken overall, 
setting makes a medium contribution to the asset’s significance. 

Medium 
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A129 Garden at Three Gables Registered Park and Garden. Located outside of the Biddenham Conservation Area, the 
Grade II registered Garden at Three Gables forms the grounds of the Grade II listed Three Gables (A3). The garden is 
approximately three quarters of an acre on level ground north of Biddenham Turn. The garden is divided into distinct 
sections, including a rose garden, orchard, and kitchen garden. It is located 3.5km to the north of the Lake Zone of the 
Site. The asset was registered at Grade II in 2016 (NHLE ref: 1430989) (Historic England, 2024). The asset has 
architectural and historic interest as part of an overall Arts and Crafts design by C. E. Mallows. The asset reflects his 
ideas about garden design and forms one of his earliest designs for a ‘garden house’, an integrated approach to planning. 
Its architectural interest is enhanced by its status as a rare example of a suburban Arts and Crafts garden design, and as 
the only known surviving garden of this scale by Mallows which survives in its original condition.  

The asset is primarily experienced by its relationship with the Grade II listed main house. 
The grounds give both designated heritage assets an inward-looking aspect, despite its 
location on Biddenham Turn and Darlow Drive. The asset is also defined by its location 
on the eastern outskirts of Biddenham and the wider village. However, modern 
residential development is prominent in the asset’s setting. This development has 
impacted the asset’s overall relationship with Biddenham’s historic core and the 
conservation area. Taken overall, setting makes a medium contribution to the asset’s 
significance. 

Medium 

A6 Bromham Bridge, located outside of the Biddenham Conservation Area, spans Biddenham and Bromham, and 
comprises 26 arches. Its origins date to the 11th century. Its history includes a partial collapse in 1281, the presence of a 
chantry chapel suppressed in 1545, and subsequent repair works and refurbishments, notably those undertaken in 1685 
and 1813, the latter under the guidance of architect Robert Salmon, who widened the bridge to accommodate pedestrian 
and cart traffic. It was subsequently widened and rebuilt in 1902. The asset is located 4.8km to the northwest of the Lake 
Zone of the Site. Its scheduling is generated by an OCN (NHLE ref: 1005411) (Historic England, 2024). The asset has 
high archaeological, architectural and historic interest as a surviving 11th century bridge, subsequently repaired, 
refurbished and altered throughout its long history, which carries the road over the River Great Ouse, connecting 
Brohman Road and Stagsden Road, close to the east of Bromham itself (Bedford BC, 2024). 

The asset is defined by its location and relationship with the River Great Ouse, its 
northern and southern boundaries delineated by the river’s flood plains. The asset also 
has a key visual and historic relationship with designated heritage assets located on 
Stagsden Road, notably with the Grade II listed Bromham Mill (NHLE ref: 1114232), the 
Grade II listed Barn at Bromham Mill (NHLE ref: 1158901), and the Grade II listed The 
Old Smithy (NHLE ref: 1114233). Modern traffic impacts are prominent in the asset’s 
setting, although this reinforces the asset’s significance as a working road bridge. 
Modern residential development now extends to the northwest and southwest, which has 
changed the overall rural landscape. Taken overall, setting makes a high contribution to 
the asset’s significance. 

High 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the wider landscape, although the Site is located at some distance from the assets.  

Assets within the village are experienced by the streetscape and existing built forms of Biddenham, which means that the Proposed Development would not be visually intrusive, even at dusk or night.  

Views of the Proposed Development would impact journeys to and from the scheduled Bromham Bridge, changing how the asset is currently experienced. However, its visual and historic relationships with the group of assets comprising the 
Grade II listed Bromham Mill, the Grade II listed Barn at Bromham Mill, and the Grade II listed The Old Smithy, would not be impacted.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Lidlington 

A148 Lidlington House, nos.21, and 21A, High Street, is the former Red Lion Public House, which has now been split into two 
separate houses. Dating originally to the late-18th century, additions to the asset were undertaken in the 19th century, 
with its tiled roof dating to the 20th century. The two-storey asset is of a timber-framed construction with a roughcast 
render with some brickwork to the ground floor. It is located 4.5km to the south of the West Gateway Zone of the Site. 
The asset was listed at Grade II in 1987 (NHLE ref: 1311724) (Historic England, 2024). The asset has architectural and 
historic interest as a surviving late-18th century timber framed former public house, located at the southern periphery of 
Lidlington. The asset’s timber-framed construction is typical of the historic character of both the immediate and wider 
area.  

The asset is primarily defined by its location and relationship with the wider village of 
Lidlington, and by its visual and historic connections with the other heritage assets 
located on High Street notably with the Grade II listed The Green Man Public House 
(A150) and the Grade II listed 8 and 10, High Street (A149). To the east, west, and 
south, the asset’s setting is defined by a mixture of older houses, open fields, and partial 
insertions of modern residential development. To the north, the wider setting is defined 
by low-rise modern residential development, which surrounds the village’s historic core. 
Taken overall, setting makes a low contribution to the asset’s significance. 

Medium 

A150 The Green Man Public House, located on High Street in Lidlington, is a 17th-century public house with later renovations. 
It is of a brick and timber-framed construction with a mix of colour-washed roughcast render, with a thatched roof and two 
brick ridge stacks. It is located 4.5km to the south of the West Gateway Zone of the Site. The asset was listed at Grade II 
in 1987 (NHLE ref: 1321645) (Historic England, 2024). The asset has architectural and historic interest as a surviving 
17th century timber framed and brick public house, located at the southern periphery of Lidlington. The timber-framed 
construction is typical of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location and relationship with the wider village of 
Lidlington, and by its visual and historic connections with the other heritage assets 
located on High Street, notably with the Grade II listed Lidlington House (A148) and 8 
and 10, High Street (A149). To the east, west, and south, the setting is defined by a 
mixture of older houses, open fields, and partial insertions of modern residential 
development. To the north, the wider setting is defined by low-rise modern residential 
development, which surrounds the village’s historic core. Taken overall, setting makes a 
low contribution to the asset’s significance. 

Medium 
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A149 No. 8 and 10, High Street, was constructed in the 17th century. It was later subdivided into two properties. The asset is 
of a timber-framed construction with a colour-washed roughcast render. The two-storey house has early 19th-century 
canted bay windows to its ground floor and a clay tile roof. It is located 4.5km to the south of the West Gateway Zone of 
the Site. The asset was listed at Grade II in 1961 (NHLE ref: 1311758) (Historic England, 2024). The asset has 
architectural and historic interest as a surviving late 17th century timber framed building, located at the southern 
periphery of Lidlington. The timber-framed construction is typical of the historic character of both the immediate and wider 
area. 

The asset is primarily defined by its location and relationship with the wider village of 
Lidlington, and by its visual and historic connections with the other heritage assets 
located on High Street, notably with the Grade II listed Lidlington House (A148) and the 
Grade II listed The Green Man Public House (A150). To the east, west, and south, the 
setting is defined by a mixture of older houses, open fields, and partial insertions of 
modern residential development. To the north, the wider setting is defined by low-rise 
modern residential development, which surrounds the village’s historic core. Taken 
overall, setting makes a low contribution to the asset’s significance. 

Medium 

A146 Medieval village and moated sites at Thrupp End comprise the remains of a deserted medieval village and two 
medieval moated sites, with one falling within a separate constraint area. The village site was identified through low 
earthworks and aerial photographs, and features building plots extending south-eastward from a lane leading to the 
Grade II listed Thrupp End Farm (A222), with long narrow fields beyond. At the northern end are two moated sites. 
Houses stood on the site at least until the late-18th century. It is located 3.8km to the southwest of the West Gateway 
Zone of the Site. The asset was scheduled in 1954 (NHLE ref: 1010364) (Historic England, 2024). As one of 2,000 
recorded deserted medieval villages nationally, the asset has high archaeological and historic interest, as it highlights a 
typical Bedfordshire deserted village linked to a high-status manorial residence. Despite modifications from ploughing, the 
monument still holds substantial potential for preserving structural remains within the settlement and its moated areas.  

The asset is defined by long open views across a rural landscape in all directions. To the 
south and west, the asset’s rural setting has been partially impacted by modern 
residential development at Lidlington and Marston Moretaine. The asset also has a key 
direct connection with the Grade II listed Thrupp End Farm (A147). Taken overall, setting 
makes a high contribution to the asset’s significance. 

High 

A147 Thrupp End Farmhouse dates from the 17th century, with 19th-century additions. The asset is of a timber-framed 
construction with pebbledash render. Some parts have been rebuilt or cased in red brick. The farmhouse is of two storeys 
plus attic and has a clay tile roof. Outbuildings dating from the 19th century are located on the right gable end of the 
house and are presumed to be curtilage listed to the main house. It is located 3.8km to the south of the West Gateway 
Zone of the Site. The asset was listed as Grade II in 1987 (NHLE ref: 1114045) (Historic England, 2024). The asset has 
architectural and historic interest as a surviving 17th century timber framed farmhouse with later additions, located at the 
extreme northern end of Lidlington. The farmhouse is a reminder of the area’s agricultural history. The timber-framed 
construction is typical of the historic character of both the immediate and wider area. 

As a Grade II listed building, it is individually a heritage asset of medium significance. However, its connection to the 
scheduled monument means it should be considered as a heritage asset of high significance. The ancillary buildings are 
presumed to be curtilage listed to the farmhouse and should also be considered as heritage assets of high significance.  

 

The asset is defined by long open views across a rural landscape in all directions. To the 
south and west, the asset’s rural setting is partially impacted by modern residential 
development at Lidlington and Marston Moretaine. The asset also has a key direct 
connection with the scheduled medieval village and moated sites at Thrupp End (A146). 
Taken overall, setting makes a high contribution to the asset’s significance. 

High 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the assets’ wider setting.  

Views of the Proposed Development would be apparent in long views towards the Site, including at dusk or night. However, the distance of the Proposed Development, together with the existing built form, means it is unlikely to be visually 
intrusive with respect to assets in Lidlington. 

The scheduled Medieval village and moated sites at Thrupp End and the Grade II listed Thrupp End Farmhouse enjoy long views out towards the Site. The Proposed Development would be apparent in these views, including at dusk or night, 
although the assets are located at some distance from the Site.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Brogborough 

A249 Ringwork and Bailey Castle, Brogborough are earthwork and buried remains of a Norman ringwork and bailey castle, 
tentatively identified as Rugemont Castle, a stronghold of the Walhull family and their successors the de Greys. The 
estate was subsequently owned by several families, including the Russell Dukes of Bedford, who sold it in 1918. It is 
situated on a promontory on the north-east facing scarp of the Bedfordshire Greensand ridge. It is located 5.8km to the 
southwest of the West Gateway Zone of the Site. The asset was scheduled in 1992 (NHLE ref: 1013016) (Historic 

The asset is characterised by open views across a rural landscape to the north, with wild 
tree cover surrounding the castle ruins and buried remains. To the south and west, the 
asset’s rural setting is partly impacted by modern warehouses and residential 
developments in Brogborough, Lidlington, and Marston Moretaine. Its connection to the 
Russell Dukes of Bedford, links it to heritage assets across the area, which are or were 

High 
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England, 2024). As one of 200 recorded ringworks identified nationally, of which only 58 are known to have baileys, the 
asset is a rare surviving example and has a high archaeological and historic interest as being one the rare and very 
restricted range of Norman fortifications. The site retains substantial earthworks and discernible ramparts, with potential 
archaeological remains in the ringwork, preserved artefacts in the moat, and high amenity value due to its prominent 
location near a public path. As a scheduled monument, it is a heritage asset of high significance.  

part of that family’s wider estates. Taken overall, setting makes a high contribution to the 
asset’s significance. 

 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The asset is defined by its rural location and by the sweeping views out across the wider landscape afforded by its position on the Greensand Ridge.  

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the asset’s wider setting. It would be apparent in long views out from the asset towards the Site, including at dusk or night. 
However, the distance of the asset from the Site means the Proposed Development is unlikely to be visually intrusive or significantly change how the asset is currently experienced. 

Cranfield 

A145 A moated site, three fishponds, two trackways and field systems at Moat Farm(A145), comprises a moated site with 
associated cultivation earthworks, three ponds, two trackways, and remnants of an earlier medieval field system. The 
scheduling excludes the area of the cellared house on the moat island but includes the ground beneath the associated 
farm buildings. The derelict Second World War RAF station, fences, and modern track surfaces are also excluded, 
though the ground underneath is included. It is located 3.8km to the southwest of the West Gateway Zone of the Site. 
The asset was scheduled in 1992 (NHLE ref: 1009240) (Historic England, 2024). The asset has high archaeological and 
historic interest with the potential for the preservation of below-ground remains associated with the medieval farmhouse, 
and a well-defined ridge-and-furrow system. The waterlogged silts, accumulated in the fills of the moat and various 
ponds, retain organic remains.  

Originally, the asset would have been surrounded by open farmlands, with a sparse 
scattering of post-medieval houses to the south in Brown Green and East. However, this 
historic setting was dramatically changed by the construction of RAF Cranfield in 1937, 
and later additions of dense low-rise modern residential development to the south. 
However, to the north, the asset’s setting is still defined by long views across a rural 
landscape (reference should be made to Appendix 7.1: Technical Methodology: 
Photography, 3D Modelling, Accurate Visual Representations (Volume 3), 
Viewpoint: Moat Farm/Bridleway 24 (Central Bedfordshire), Cranfield (VP30). It is also 
defined by its historic and visual relationships with the busy town of Cranfield. Taken 
overall, setting makes a low contribution to the asset’s significance. 

High 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the asset’s wider setting.  

The Proposed Development would be apparent in long views out from the asset towards the Site, including at dusk or night. However, the distance of the asset from the Site means the Proposed Development is unlikely to be visually 
intrusive or significantly change how the asset is currently experienced.  

Shortstown 

A170 Cardington Number 1 shed at RAF Cardington, located on High Road, is an airship hangar, constructed in 1916-17 by 
A. J. Main and Co. of Glasgow for the Admiralty, supervised by their Directorate of Works. The hangar, clad in corrugated 
steel sheeting, was enlarged in 1926-27 by the Cleveland Bridge and Engineering Co. of Darlington to construct and 
house the R101 airship by the Royal Airship Works. The asset has 29 bays of steel framing, with side aisles and a central 
nave. The alterations of 1926-27 include the addition of four bays, new raking struts, and increased vertical columns to 
accommodate the heightening of the roof. Its doors were operated by electric motors at its west end. It is located 3.9km to 
the northeast of the Lake Zone of the Site. The asset was listed as Grade II* in 1982 (NHLE ref: 1114165) (Historic 
England, 2024). The asset has high architectural and historical interest as one of only three airship hangars in Britain, 
and the only in situ example, to have survived from the period up to 1918, located adjacent to Number 2 Shed (A171). 
The asset’s size and form provide evidence of contemporary airship technology, specifically of the R101 airship. Its rarity 
enhances its overall architectural and historic interest. 

The asset is primarily defined by its relationship and connection with the Grade II* listed 
Cardington Number 2 Shed at RAF Cardington (A171), the two hangars providing an 
impressive landmark which can be viewed over a wide area, including from trains to and 
from Bedford travelling on the Midland Main Railway Line. Its setting was also originally 
defined by open fields in all directions. The immediate setting is now defined by modern 
residential development at Shortstown and Harrowden, although long views out from the 
asset towards the southwest and west are still possible, retaining some of its historic 
setting, as was readily apparent on the site visit(reference should also be made to 
Appendix 7.1: Technical Methodology: Photography, 3D Modelling, Accurate 
Visual Representations (Volume 3), Viewpoint: Evans Croft, Shortstown (VP7), which 
was taken further to the west, from the outskirts of Shortstown). Taken overall, setting 
makes a medium contribution to the asset’s significance. 

High 
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A171 Cardington Number 2 shed at RAF Cardington, located on High Road, is an airship hangar, constructed in 1928 by the 
Cleveland Bridge Co. of Darlington, specifically for housing the R100 airship. The asset is clad in corrugated steel 
sheeting and is of 29 bays of steel framing with double side aisles and a central nave. These side aisles were workshop 
annexes. Its doors were operated by electric motors at its west end. It is located 4km to the northeast of the Lake Zone of 
the Site. The asset was listed as Grade II* in 1982 (NHLE ref: 1136810) (Historic England, 2024). The asset has high 
architectural and historical interest as one of only three airship hangars in Britain to have survived from the period up to 
1918. Its size and form provide evidence of contemporary airship technology, specifically of the R100 airship. Its rarity 
enhances its overall architectural and historic interest. 

The asset is primarily defined by its relationship and connection with the Grade II* listed 
Cardington Number 1 Shed at RAF Cardington (A170), the two hangars providing an 
impressive landmark which can be viewed over a wide area, including from trains to and 
from Bedford travelling on the Midland Main Railway Line. Its setting was also originally 
defined by open fields in all directions. The immediate setting is now defined by modern 
residential development at Shortstown and Harrowden, although long views out from the 
asset towards the south-west and west are still possible, as was readily apparent on the 
site visit (reference should also be made to Appendix 7.1: Technical Methodology: 
Photography, 3D Modelling, Accurate Visual Representations (Volume 3), 
Viewpoint: Evans Croft, Shortstown (VP7), which was taken further to the west, from the 
outskirts of Shortstown). Taken overall, setting makes a medium contribution to the 
asset’s significance. 

High  

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the assets’ wider setting. It would be apparent in long views out from the assets towards the Site, especially at dusk or night, 
However, the distance of the assets from the Site, together with the current modern development which dominates the assets’ setting, means the Proposed Development would not significantly change how the assets are currently 
experienced.   

The primary relationships of the assets with each other would also not be impacted, while the assets would retain their positions as notable local landmarks.  

Cotton End 

A165 Manor Farmhouse located on High Road, was built in the late-16th century. The two-storey farmhouse was originally 
designed to an H-shaped plan and is constructed of red brick with a clay tile roof. It now lacks its south cross-wing. The 
asset has substantial chimney stacks to its north and rear elevations. It located 4.5km to the northeast of the East 
Gateway Zone of the Site. The asset was listed as Grade II* in 1984 (NHLE ref: 1114166) (Historic England, 2024). The 
asset has high architectural and historic interest as a surviving late-16th century former high status manor house, located 
within the historic core of Cotton End. Its connection to the Grade II listed Dovecote at Manor Farmhouse (A169), 
increases its overall interest, as it forms a coherent group.  

The asset is primarily defined by its location and key historic relationship with the Grade 
II listed Dovecote at Manor Farmhouse (A169), as well as by its visual and historic 
connections with the other designated heritage assets located on High Road and Bell 
Lane, notably with the Grade II listed 21, High Road (A168), the Grade II listed 8 and 10, 
Bell Lane (A167) and the Grade II listed The Bell Public House (A166). The asset's wider 
setting is marked by long views out over a rural landscape, to the west of High Road. 
Taken overall, setting makes a high contribution to the asset’s significance. 

High 

A169 The Dovecote at Manor Farmhouse dates from the 18th century. It is constructed of red brick with a hipped old clay tile 
roof. It is located 4.6km to the northeast of the East Gateway Zone of the Site. The asset was listed as Grade II in 1984 
(NHLE ref: 1312603) (Historic England, 2024). The asset has architectural and historic interest as a surviving 18th 
century dovecote. Its key historic relationship is with the Grade II listed Manor Farmhouse (A165) and together the assets 
form a coherent group.  

The asset is primarily defined by its visual and historic relationship with the Grade II* 
listed Manor Farmhouse (A165), as well as by its relationship with the wider settlement 
of Cotton End. Taken overall, setting makes a high contribution to the asset’s 
significance. 

High 

A168 No. 21, High Road in Cotton End dates from the early- to mid-18th century. The asset is of a timber framed 
construction, re-fronted with pebbledash in the 20th century. The house is of one and a half storeys plus attic and has a 
tiled roof with end brick stacks. It is located 4.4km to the northeast of the East Gateway Zone of the Site. The asset was 
listed as Grade II in 1994 (NHLE ref: 1200372) (Historic England, 2024). The asset has architectural and historic interest 
as a surviving early- to mid-18th century house, located within the historic core of Cotton End. The timber-framed 
construction is typical of the historic character of both the immediate and wider area. 

The asset is defined by its location, and by its visual and historic connections with the 
other designated heritage assets located on High Road and Bell Lane, notably with the 
Grade II* listed Manor Farmhouse (A165), the Grade II listed 8 and 10, Bell Lane (A167) 
and the Grade II listed The Bell Public House (A166). The wider setting is marked by 
long views out over a rural landscape, to the west of High Road. Taken overall, setting 
makes a high contribution to the asset’s significance. 

Medium 

A167 Nos. 8 and 10, Bell Lane in Cotton End are 18th-century cottages of a timber-framed construction with colour washed 
roughcast exteriors, and clay tile roofs. It is located 4.6km to the northeast of the East Gateway Zone of the Site. The 
asset was listed as Grade II in 1984 (NHLE ref: 1136714). The asset has architectural and historic interest as a surviving 
18th century timber-framed house, located within the historic core of Cotton End. The timber-framed construction of the 
original house is typical of the historic character of both the immediate and wider area. 

The asset is defined by its location, and by its visual and historic connections with the 
other designated heritage assets located on High Road and Bell Lane, notably with the 
Grade II* listed Manor Farmhouse (A165), the Grade II listed 21, High Road (A168) and 
the Grade II listed The Bell Public House (A166). The asset's wider setting is marked by 
long views out towards the east, over a rural landscape. Taken overall, setting makes a 
high contribution to the asset’s significance. 

Medium 
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A166 The Bell Public House, located on Bell Lane in Cotton End, is a 17th-century timber-framed public house with a colour-
washed roughcast exterior and a thatched roof. Built to an L-shaped plan the asset is of one storey plus attics. A 20th 
century one-storey block connects the main house to a thatched block, possibly an original outhouse. It is located 4.5km 
to the northeast of the East Gateway Zone of the Site. The asset was listed as Grade II in 1984 (NHLE ref: 1114167) 
(Historic England, 2024). The asset has architectural and historic interest as a surviving 17th century timber-framed 
public house, located within the historic core of the Cotton End. The outhouse, now connected to the main house, also 
contributes to the asset’s significance. The timber-framed construction is typical of the historic character of both the 
immediate and wider area.  

The asset is defined by its location, and by its visual and historic connections with the 
other designated heritage assets located on High Road and Bell Lane, notably with the 
Grade II* listed Manor Farmhouse (A165), the Grade II listed 21, High Road (A168) and 
the Grade II listed 8 and 10, Bell Lane (A167). Taken overall, setting makes a high 
contribution to the asset’s significance. 

Medium 

A161 Herring's Green Farmhouse on Wilstead Road in Littleworth was rebuilt in 1785-1786 for Samuel Whitbread, 
incorporating an earlier structure. The asset is of red brick with a rendered basement and has Dutch gables. The central 
doorway, steps, and finial were added in the 20th century. It is located 4.6km to the east of the East Gateway Zone of the 
Site. The asset was listed as Grade II in 1984 (NHLE ref: 1312651) (Historic England, 2024). The asset has architectural 
and historic interest as a surviving 18th century rebuilt house, located to the east of Wilstead. The asset’s Dutch gables 
enhances its architectural interest, while its historic interest is enhanced by its connection to the brewer and Member of 
Parliament, Samuel Whitbread (1720-1796). The asset also illustrates the area’s agricultural history. 

The asset is primarily defined by nearby Cotton End, by the surrounding open 
landscape, its own immediate farmland and ancillary buildings, and its visual and historic 
connections with other heritage assets located on Cotton End Road, notably with the 
Grade II listed Cotton End Farmhouse (A163) the Grade II listed Bromford (A159) and 
the Grade II listed Manor Farmhouse (A160). Taken overall, setting makes a high 
contribution to the asset’s significance. 

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the assets’ wider setting. It would be apparent in long views out from the assets towards the Site, including at dusk or night. 
Journeys to and from Cotton End would also be impacted by long views of the Proposed Development.  

However, the distance of the assets from the Site means the Proposed Development is unlikely to be visually intrusive, even at dusk or night. The Proposed Development would not significantly change how the assets are currently 
experienced. 

Wilshamstead 

A127 Manor Farmhouse, located on Cotton End Road, was originally constructed in the 16th century, but was extensively 
renovated in the 19th century. The two-storey farmhouse is of a timber framed construction, either rebuilt or encased in 
brick on its ground floor and further covered in pebbledash render. The asset has a one-storey lean-to addition to its rear. 
The clay tile roof has some fishscale tiles. It is located 3.1km to the east of the East Gateway Zone of the Site. The asset 
was listed as Grade II in 1984 (NHLE ref: 1321583) (Historic England, 2024). The asset has architectural and historic 
interest as a surviving 16th century timber framed house, later renovated, located on Cotton End Road. The asset 
illustrates the area’s agricultural history, while its timber-framed construction is typical of the historic character of both the 
immediate and wider area.  

The asset is defined and experienced by its location on Cotton End Road to the east of 
Wilstead’s historic core. The asset’s primary visual and historic relationship is with the 
Grade II listed Granary at Manor Farm (A126). The two assets together form an 
important agricultural group. To the north, the setting is defined by a wide rural 
landscape. However, the asset’s wider setting is also now characterised by large areas 
of residential development, which has impacted how the asset is experienced. Taken 
overall, setting makes a medium contribution to the asset’s significance. 

Medium 

A126 The Granary at Manor Farm on Chapel Lane dates to the 18th century. It is constructed of timber framing with red brick 
infill and has a hipped clay tile roof. This small square building features its original entrance on its north elevation, with an 
additional door added to its west elevation. It is located 3.1km to the east of the East Gateway Zone of the Site. The asset 
was listed as Grade II in 1974 (NHLE ref: 1114199) (Historic England, 2024). The asset has architectural and historic 
interest as a surviving granary, located on Cotton End Road, to the east of Wilstead’s historic core. The asset forms a 
coherent agricultural group with the Grade II listed Manor Farmhouse (A126).  

The asset is primarily defined by its location and by its primary relationship with the 
Grade II listed Manor Farmhouse (A127). form an important agricultural group. To the 
north, the setting is defined by a wide rural landscape. However, the asset’s wider setting 
is also now characterised by large areas of residential development, which has impacted 
how the asset is experienced. Taken overall, setting makes a medium contribution to the 
asset’s significance. 

Medium 

A162 No. 58 Cotton End Road was probably originally a pair of timber-framed houses, dating from the 18th century. The asset 
is of one storey plus attics with red brick infill and a hipped thatched roof and brick stacks. A single-storey outhouse block 
projects from its east end. It is located 3.3km to the east of the East Gateway Zone of the Site. The asset was listed as 
Grade II in 1974 (NHLE ref: 1321584) (Historic England, 2024). The asset has architectural and historic interest as a 
surviving 18th century timber framed house, located on the eastern fringe of Wilstead. The timber-framed construction is 
typical of the historic character of both the immediate and wider area. 

. 

The asset is primarily defined by its location, surrounding rural landscape, and by its 
visual and historic connections with the other assets located on Cotton End Road, 
notably with the Grade II listed Manor Farmhouse (A160), the Grade II listed Granary at 
Manor Farm (A126), the Grade II listed No. 80 and 82, Cotton End Road (A157), the 
Grade II listed Spindle Cottage (A158) and the Grade II listed Compton Cottage (A164). 
Modern residential development has impacted the asset’s overall historic rural setting. 
Traffic impacts are also apparent in its setting. Taken overall, setting makes a medium 
contribution to the asset’s significance.  

Medium 
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A157 Nos. 80 and 82, Cotton End Road are 18th-century houses with 19th-century alterations. No. 80 is timber-framed with 
pebbledash render, while No. 82 is built in mottled brick. Both have clay tile roofs and were built to an L-shaped plan. 
Both houses are of two storeys. The asset is located 3.5km to the east of the East Gateway Zone of the Site. The asset 
was listed as Grade II in 1974 (NHLE ref: 1114200) (Historic England, 2024). The asset has architectural and historic 
interest as surviving 18th century timber framed houses, located on the eastern fringe of Wilstead. The timber-framed 
construction is typical of the historic character of both the immediate and wider area.  

The asset is primarily defined by its location, surrounding rural landscape, and by its 
visual and historic connections with the other assets located on Cotton End Road, 
notably with the Grade II listed Manor Farmhouse (A160), the Grade II listed Granary at 
Manor Farm (A126), the Grade II listed 58 Cotton End Road (A162), the Grade II listed 
Spindle Cottage (A158) and the Grade II listed Compton Cottage (A164). Modern 
residential development has changed the asset’s overall historic rural setting. Traffic 
impacts are also apparent in its setting. Taken overall, setting makes a medium 
contribution to the asset’s significance. 

Medium 

A158 No. 94, Spindle Cottage, located on Cotton End Road, is an 18th-century timber-framed cottage with a colour-washed 
roughcast exterior and a clay tile roof. It was built to an L-shaped plan and is of one storey plus attics. It is located 3.6km 
to the east of the East Gateway Zone of the Site. The asset was listed as Grade II in 1984 (NHLE ref: 1114201) (Historic 
England, 2024). The asset has architectural and historic interest as a surviving 18th century timber framed cottage, 
located on the eastern fringe of Wilstead. The timber-framed construction is typical of the historic character of both the 
immediate and wider area.  

The asset is primarily defined by its location, surrounding rural landscape, and by its 
visual and historic connections with the other assets located on Cotton End Road, 
notably with the Grade II listed Manor Farmhouse (A160), the Grade II listed Granary at 
Manor Farm (A126), the Grade II listed 58 Cotton End Road (A162), the Grade II listed 
80 and 82, Cotton End Road (A157) and the Grade II listed Compton Cottage (A164). 
Modern residential development has changed the asset’s overall historic rural setting. 
Traffic impacts are also apparent in its setting. Taken overall, setting makes a medium 
contribution to the asset’s significance. 

Medium 

A164 No. 12, Compton Cottage, on Ivy Lane, is an 18th-century timber-framed cottage with a colour-washed roughcast render 
and a thatched roof. It is located 3.7km to the east of the East Gateway Zone of the Site. The asset was listed as Grade II 
in 1984 (NHLE ref: 1321587) (Historic England, 2024). The asset has architectural and historic interest as a surviving 
18th century timber framed cottage, located on the eastern fringe of Wilstead. The timber-framed construction is typical of 
the historic character of both the immediate and wider area.  

The asset is primarily defined by its location, surrounding rural landscape, and by its 
visual and historic connections with the other assets located on Ivy Lane and Cotton End 
Road, notably with the Grade II listed Manor Farmhouse (A160), the Grade II listed 
Granary At Manor Farm (A126), the Grade II listed 58 Cotton End Road (A162), the 
Grade II listed 80 and 82, Cotton End Road (A157) and the Grade II listed Spindle 
Cottage (A158). Modern residential development has changed the asset’s wider historic 
rural setting. Taken overall, setting makes a medium contribution to the asset’s 
significance. 

Medium 

A163 No. 227, Cotton End Farmhouse, located on Cotton End Road in Chapel End, is a two-storey house dating to the 17th 
century, with alterations and additions dating to the 18th and 19th centuries. It is of a timber-framed construction with a 
pebbledash render at its southeast end elevation and a red brick addition to its northwest elevation. It is located 4km to 
the east of the East Gateway Zone of the Site. The asset was listed as Grade II in 1984 (NHLE ref: 1321585) (Historic 
England, 2024). The asset has architectural and historic interest as a surviving 17th century timber framed farmhouse 
with later additions, located in Chapel End. The timber-framed construction is typical of the historic character of both the 
immediate and wider area; the asset also illustrates the area’s agricultural history.  

The asset is primarily defined by its location and by its visual and historic relationships 
with the other assets located on Cotton End Road, notably with the Grade II listed 
Bromford (A159). The asset is also defined by the surrounding countryside landscape 
which means it has retained its overall open, rural setting. Taken overall, setting makes a 
high contribution to the asset’s significance 

Medium 

A159 Nos. 229, 231, and 233, Bromford, on Cotton End Road in Chapel End, is a row of cottages dating to the 18th-century, 
with 19th century alterations. The row is of a timber-framed construction with a colour-washed roughcast render. The 
asset is located 4.0km to the east of the East Gateway Zone of the Site. The asset was listed as Grade II in 1974 (NHLE 
ref: 1114202) (Historic England, 2024). The asset has architectural and historic interest as a surviving 18th century row of 
timber framed cottages, with later additions, located in Chapel End. The timber-framed construction is typical of the 
historic character of both the immediate and wider area. 

The asset is primarily defined by its location and by its visual and historic relationships 
with the other assets located on Cotton End Road, notably with the Grade II listed Cotton 
End Farmhouse (A163). The asset is also defined by the surrounding countryside 
landscape which means it has retained its overall open, rural setting. Taken overall, 
setting makes a high contribution to the asset’s significance. 

Medium 

A160 Manor Farmhouse on Elms Lane, dates to the 17th century. It was restored in 1911. The asset is of a timber-framed 
construction with a pebbledash render and a clay tile roof. The two-storey farmhouse has a projecting gable on its 
southwest side. It is located 4.5km to the east of the East Gateway Zone of the Site. The asset was listed as Grade II in 
1984 (NHLE ref: 1137529) (Historic England, 2024). The asset has architectural and historic interest as a surviving 17th 
century timber framed farmhouse, later restored, located to the east of Wilstead. The timber-framed construction is typical 
of the historic character of both the immediate and wider area.  

The asset is primarily defined by the surrounding open rural landscape and by its visual 
and historic connections with other heritage assets located on Cotton End Road, notably 
with the Grade II listed Cotton End Farmhouse (A163) and the Grade II listed Bromford 
(A159). The asset’s location at the end of Elms Lane adds to its isolated rural setting. 
Taken overall, setting makes a high contribution to the asset’s significance. 

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  
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It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the assets’ wider setting. It would be apparent in long views out from the assets towards the Site, including at dusk or night. 
Journeys to and from the assets would also be impacted by long views of the Proposed Development.  

However, the distance of the assets from the Site, together with intervening built form, means the Proposed Development is unlikely to be visually intrusive, even at dusk or night. 

The Proposed Development would not significantly change how the assets are currently experienced. 

Hardmead 

A155 Church of St Mary, located on Hardmead Road, dates from the 13th to the 15th centuries. It was restored in the 19th 
century. The asset includes a west tower, nave, aisles, south porch, and chancel. Its primary features of note include the 
unbuttressed 13th-century tower, with traceried belfry windows and battlemented parapet, as well as the14th and 15th 
century traceried windows. It is located 8.6km to the west of the West Gateway Zone of the Site. The asset was listed as 
Grade I in 1966 (NHLE ref: 1289532) (Historic England, 2024). The asset has high architectural and historic interest as a 
surviving medieval church, dating to the 13th to the 15th centuries, which was subsequently restored in the 19th century.  

The asset is defined by its location on Hardmead Road, a narrow rural road, 
characterised with hedges to either side. Its setting is enhanced by its position in the 
wider rural landscape, and by the long sweeping views of the surrounding countryside, 
punctuated by clumps of trees. It has a key visual and historic relationship with the 
Grade II listed Home Farmhouse (A64). Despite the A422 Newport Road, traffic impacts 
are not prominent in the asset’s setting, although residential development on The Close 
has impacted approaches to and from the asset. Taken overall, setting makes a high 
contribution to the asset’s significance.  

High 

A46 Home Farmhouse on The Close, is an early 19th-century red brick farmhouse with a hipped slate roof and brick 
chimneys. The asset’s older wings are to the rear and are constructed of red brick with old tile roofs, except for the 
northwest elevation, which has concrete tiles. It is located 7.9km to the west of the West Gateway Zone of the Site. The 
asset was listed as Grade II in 1984 (NHLE ref: 1212460) (Historic England, 2024). The asset has architectural and 
historic interest as a surviving 19th-century red brick farmhouse, located in Hardmead. The farmstead, like many in this 
part of Bedfordshire, is a reminder of the area’s agricultural history. 

The asset is defined by its location on The Close. Its setting is enhanced by its position 
in the wider rural landscape and by the long sweeping views of the surrounding 
countryside. It has a key visual and historic relationship with the Grade I listed Church of 
St Mary (A155). Traffic impacts from the A422 Newport Road are apparent, residential 
development on The Close has impacted approaches to and from the asset. Taken 
overall, setting makes a high contribution to the asset’s significance. 

Medium 

Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the assets’ wider setting.  

The assets are experienced by long sweeping views out across the landscape and by their isolated locations. However, the distance of the assets from the Site, means the Proposed Development would not be visually intrusive, including at 
dusk or night. The assets’ relationships with each other would not be impacted.  

The Proposed Development would not significantly change how the assets are currently experienced. 

Kempston Church End  

A248 Church of All Saints, dates largely to the 15th century, although it has Norman origins. The NHLE notes that there are 
remains of Norman fabric at the base of the west tower and the chancel. It is located 2.45km to the northwest of the Lake 
Zone of the Site. The asset was listed at Grade I in 1964 (NHLE ref: 1114281). The asset has high architectural and 
historic interest as a surviving medieval parish church, its fabric dating primarily to the 15th century. Its architectural and 
historic interest is enhanced by its Norman origins and fragments of earlier surviving fabric.  

The asset is defined and experienced by its surrounding churchyard, and by its semi-
rural location in Kempston Church End, reinforced by the location of the River Great 
Ouse, as well as by its visual and historic relationships with the small group of assets in 
the village. The church tower is a prominent local landmark, which also contributes to its 
significance. The asset is relatively isolated from the majority of modern Kempston itself, 
However, traffic noise from the nearby A6 is apparent in the asset’s setting. 

High  
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Impact Assessment  

The assessment has considered maximum heights (above ground level) as set out in Table 2-1 - Design Standard MH01 Maximum Height of Proposed Development Elements and Table 2-2 Design Standard MH02 Maximum Height 
by Land Area of Chapter 2: Description of the Proposed Development (Volume 1).  

It is assumed that sources of 24/7 artificial lighting are also likely, for example, from hotel accommodation, car parking, the Highway Service Area and/or the new/expanded train stations. 

The Proposed Development would introduce an extensive new built form and sources of artificial lighting into the asset’s wider setting.  

While the Proposed Development would not be visually intrusive, due to the distance of the asset from the Site, it would challenge the church tower’s prominence as a local landmark. However, the asset’s primary relationships with other 
assets Iin the village, as well as with its surrounding churchyard, would not be impacted by the Proposed Development.  

The Proposed Development would not significantly change how the asset is currently experienced. 
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Figure 3 – Geology map (British Geological Survey) showing selected geotechnical 

investigations (Arcadis, 2023; DWG No: 30174974-ARC-P01-XX-DR-GE-00002) 

discussed in HEDBA (WSP, 2024) 

Figure 4 – Topography of the Site (DWG No: 30174974-ARC-P01-XX-DR-CE-00001-00005; 

Arcadis, 2023) 

Figure 5 – Plan showing geophysical (magnetometer) survey overview of archaeological 

interpretation (MOLA 2019a, Fig 2) 

Figure 6 – Core Zone (north): Bedford Business Park magnetometer interpretation (MOLA 

2019a, Fig 11) 

Figure 7 – Core Zone (centre): Bedford Business Park magnetometer interpretation (MOLA 

2019a, Fig 13) 

Figure 8 – Core Zone (south): Bedford Business Park magnetometer interpretation (MOLA 

2019a, Fig 15) 

Figure 9 – Lake Zone (north): Bedford Business Park magnetometer interpretation (MOLA 

2019a, Fig 4) 

Figure 10 – Lake Zone (south): Bedford Business Park magnetometer interpretation (MOLA 

2019a, Fig 6) 

Figure 11 – West Gateway Zone: Bedford Business Park magnetometer interpretation (MOLA 

2019a, Fig 9) 

Figure 12 – Plan showing 2019 archaeological trial trench evaluation within Core and West 

Gateway Zones (MOLA 2019b, Fig 3) 

Figure 13 – Core Zone site 1- 2019 trench evaluation (MOLA 2019a, Fig 7) 

Figure 14 – Core Zone site 2, 2019 trench evaluation (MOLA 2019b, Fig 5) 

Figure 15 – Core Zone site 3, 2019 trench evaluation selected sections (MOLA 2019a, Fig 8) 

Figure 16 – Core Zone site 4, 2019 trench evaluation selected sections (MOLA 2019b, Fig 13) 

Figure 17 – Kempston parish enclosure map of 1804 (not to scale) © Bedfordshire Archives 

Figure 18 – Wootton enclosure map of 1838 (not to scale) © Bedfordshire Archives 

Figure 19 – Ampthill enclosure map of 1808 (not to scale) © Bedfordshire Archives 

Figure 20 – Ordnance Survey 1st edition 6” map of 1882 (not to scale) 

Figure 21 – Ordnance Survey 2nd edition 6” map of 1900 (not to scale) 

Figure 22 – Ordnance Survey 3rd edition 6” map of 1938 (not to scale) 

Figure 23 – Ordnance Survey 6” map of 1960 (not to scale) 

Figure 24 – Ordnance Survey 6” map of 1980 (not to scale) 
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Figure 1 -  Site Location Plan
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Figure 2d - Historic environment features 
map showing designated heritage assets 
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Figure 2e - Historic environment 
features mapshowing past 

archaeological investigations
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Figure 2f - Historic environment features 
mapshowing archaeological feature/findspots
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Figure 2g - Historic environment features 
map showing ridge and furrow cultivation 
identified from National Mapping Program 

and historic hedgerow
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 Figure 5 – Plan showing 2019 geophysical  
survey (MOLA 2019a, Fig 2)
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 Figure 6 – Core Zone (north): Bedford 
Business Park magnetometer 

interpretation (MOLA 2019a, Fig 11)
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 Figure 7 – Core Zone (centre): Bedford 
Business Park magnetometer 

interpretation (MOLA 2019a, Fig 13)
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 Figure 8 - Core Zone (south): Bedford 
Business Park magnetometer 

interpretation (MOLA 2019a, Fig 15)
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 Figure 9 - Lake Zone (north): 
Bedford Business Park magnetometer 
interpretation (MOLA 2019a, Fig 4)
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 Figure 10 – Lake Zone (south): 
Bedford Business Park magnetometer 
interpretation (MOLA 2019a, Fig 6)
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 Figure 11 - West Gateway Zone: 
Bedford Business Park magnetometer 
interpretation (MOLA 2019a, Fig 9)
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 Figure 12 – Plan showing 2019 archaeological 
trial trench evaluation within Core and West 
Gateway Zones (MOLA 2019b, Fig 3)
18/03/2025

2019 Bedford Business Park 
Application Site
Site 1

El
st
ow
 b
ro
ok

Areas of Core Activity Identified 
in 2019

NTS

Site 2
Site 3
Site 4



18/03/2025 NTS

Areas of Core Activity Identified 
in 2019

2019 Bedford Business Park 
Application Site

Legend

 Figure 13 – Core Zone site 1- 2019 
trench evaluation (MOLA 2019a, Fig 7)
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 Figure 14 – Core Zone site 2, 2019 
trench evaluation (MOLA 2019b, Fig 5)
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 Figure 15 – Core Zone site 3, 2019 
trench evaluation selected sections 

(MOLA 2019a, Fig 8)
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 Figure 16 - Core Zone site 4, 2019 
trench evaluation selected sections 

(MOLA 2019b, Fig 13)
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Figure  17 – Ke m pston parish  e nclosure  
m ap of 1804 (not to scale )
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Figure  18 – Wootton e nclosure  m ap 
of 1838 (not to scale )
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Figure 19 
Amptill enclosure map of 1808 (not to scale)

Legend
Ampthill Park

Do
cu

me
nt 

Pa
th:

 \\u
k.w

sp
gro

up
.co

m\
Ce

ntr
al 

Da
ta\

Pr
oje

cts
\70

11
6x

xx
\70

11
65

16
 - P

roj
ec

t 3
20

\03
 W

IP
\A

H A
rch

ae
olo

gy
 an

d H
eri

tag
e\C

 G
IS\

HE
DB

A\F
igu

re 
19

.m
xd

0 100 200 300 400
Metres

Universal Destinations and Experiences

Ed
ge

 of 
map

 ex
cer

pt

Universal Destinations and Experiences
UK Project

Da
te 

Sa
ve

d: 
19

/11
/20

25

19/05/2025



JC
Contains O rdnance Su rvey data © Crown copyrig h t and datab ase rig h t 2025. 

AB AH

±

Title

Client:

Date:

Drawn: Approved:

Project:

14,000 @ A3Scale:

Checked:

Fig u re 20 – O rdnance Su rvey 1st edition 
6” m ap of 1882 (not to scale)
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Fig ure 21 – O rd nance Surv ey 2nd  ed ition 
6” m ap of 1900 (not to scale)
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Fig ure 22 – O rd nance Surv ey 3rd  ed ition 
6” m ap of 1938 (not to scale)
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Fig ure 23 – O rd nance Surv ey 6” m ap 
of 1960 (not to scale)
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Fig ure 24 – O rd nance Surv ey 6” m ap 
of 1980 (not to scale)
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