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Non-technical Summary

This Archaeological and Heritage Appraisal has been produced by the Environmental
Dimension Partnership Ltd on behalf of Rainier Developments Ltd. It considers the primary
archaeological and heritage issues in relation to the proposed allocation of Land on South
Side of Keeley Lane, Wootton (‘the site’) in the Bedford Borough Local Plan for 50
dwellings, and is also proposed for allocation within the emerging Wootton Neighbourhood
Plan. In doing so, this report reaches a robust judgement on whether, and to what extent,
these issues constrain the site and how they could be dealt with through good design and
mitigation.

This report finds that the potential impacts of the draft allocation on designated and non-
designated heritage assets are of insufficient scale to warrant development being
prevented or severely restricted, such as to make its deliverability unviable. Therefore, in
archaeological and heritage terms, there is no reason why the site should not be included
in the Local Plan and the Neighbourhood Plan, given that there is every reason to believe
and expect that it could be delivered in accordance with the relevant provisions of the
National Planning Policy Framework and the provision in the adopted Local Plan (2030).
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Section 1
Introduction

This report has been prepared by The Environmental Dimension Parthership Ltd (EDP) on
behalf of Rainier Developments Ltd and presents the results of an Archaeological and
Heritage Appraisal of Land on South side of Keeley Lane, Wootton (hereafter referred to as
‘the site’). This document has been produced to support the promotion for the allocation
of this site through the Bedford Borough Local Plan and Wootton Neighbourhood Plan.

The aim of this assessment is to consider the primary archaeological and heritage issues
regarding the site and establish whether or not these present such a level of constraint
that would limit or preclude its capacity to accommodate development, as promoted
through the Bedford Brough Local Plan and the emerging Neighbourhood Plan.

To answer this question, the available historical and archaeological resources have been
consulted for the site to establish its likely potential to contain archaeological remains, and
their likely level of significance, in accordance with the requirements of the National
Planning Policy Framework (NPPF; MHCLG, 2019) and local planning policy.

In addition, this appraisal identifies and assesses the potential for designated heritage
assets in the site’'s zone of influence to be affected by the allocation. Specifically, this
focuses on the potential for changes to their setting and whether, and to what extent, those
changes would affect their heritage significance. In doing so, it also explores appropriate
mitigation measures to minimise or otherwise avoid the potential for harm.

Whilst there is no fixed masterplan for the development of the site, the indicative
masterplan (which was influenced by the results of this Appraisal) included in the Vision
Document produced by Barton Willmore in 2020, and accompanying the submission for
this site, has been referred to where appropriate.

In accordance with best practice guidance, desktop sources have been augmented through
the completion of a site walkover survey, which was undertaken in January 2019.

Location, Boundaries, Topography and Geology

The site is located on the northern edge of Wootton and is centred on National Grid
Reference 500702, 245957. It comprises two arable fields.

It is bounded to the north, north-east, west and south by hedgerows and to the east and
north-west by residential fencing. Beyond this, open farmland is located to the west and
south, housing to the east and north-west, and Keeley Road to the north. The site is broadly
flat and lies at c.45m above Ordnance Datum (aOD).
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1.9 The site is located on mudstone of the Peterborough Member, overlain by superficial
deposits of sand of the Crag Formation, overlain by superficial Head deposits comprising
gravel, sand, silt and clay (www.bgs.ac.uk).
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Section 2
Legislation and Planning Guidance

This section summarises the key legislative and planning policy context, relating to the
proposed development of the site, at both national and local levels.

Legislation

Sections 66(1) and 72(1) of the Planning (Listed Buildings and Conservation Areas) Act
1990 set out the duties of Local Planning Authorities (LPAs), in respect of the treatment of
listed buildings and conservation areas through the planning process.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 sets out
the statutory duty of the decision-maker, where proposed development would affect a
listed building or its setting.

The “special regard” duty of the 1990 Act has been tested in the Courts and confirmed to
require that “considerable importance and weight” is afforded by the decision maker to
the desirability of preserving a listed building along with its setting.

Furthermore, insofar as conservation areas are concerned, Section 72(1) of the 1990 Act
identifies the following;:

“In the exercise, with respect to any buildings or other land in a conservation area...special
attention shall be paid to the desirability of preserving or enhancing the character or
appearance of that area.”

It must be recognised from the above that: (1) there is no statutory duty to enhance the
character or appearance of a conservation area - the Courts have confirmed that
development that ‘preserves’ them is acceptable; and (2) the statutory duty only covers
development that is within a conservation area - the ‘setting’ of a conservation area is
addressed solely by planning policy.

With regard to point (1), this is made very clearly in Paragraph 54 of the High Court
judgement in respect of Forest of Dean DC v Secretary of State for Communities and Local
Government [2013] EWHC 4052 (Admin), which sets out that:

“...Section 66 (1) did not oblige the inspector to reject the proposal because he found it
would cause some harm to the setting of the listed buildings. The duty is directed to ‘the
desirability of preserving’ the setting of listed buildings. One sees there the basic purpose
of the ‘special regard’ duty. It is [sic] does not rule out acceptable change. It gives the
decision-maker an extra task to perform, which is to judge whether the change proposed
is acceptable. But it does not prescribe the outcome. It does not dictate the refusal of
planning permission if the proposed development is found likely to alter or even to harm
the setting of a listed building.”
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Paragraph 194 of the National Planning Policy Framework (MHCLG 2018) transposes
s66(1) and s72(1) of the 1990 Act into national planning policy.

The balancing exercise to be performed - between the harm arising from a proposal and
the benefits that would accrue from its implementation - is then subsequently presented
in paragraphs 195 and 196 of the NPPF.

National Planning Policy

The revised NPPF was revised in June 2019. Section 16 sets out the government’s
approach to the conservation and management of the historic environment, including both
listed buildings and conservation areas, through the planning process. The opening
paragraph, 184, recognises that heritage assets are an irreplaceable resource and should
be conserved in a manner proportionate to their significance, so that they can be enjoyed
for their contribution to the quality of life of existing and future generations.

Paragraph 189 concerns planning applications, stating that:

“In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made
by their setting. The level of detail should be proportionate to the assets’ importance and
no more than is sufficient to understand the potential impact of the proposal on their
significance. As a minimum the relevant historic environment record should have been
consulted and the heritage assets assessed using appropriate expertise where necessary.
Where a site on which development is proposed includes, or has the potential to include,
heritage assets with archaeological interest, local planning authorities should require
developers to submit an appropriate desk-based assessment and, where necessary, a field
evaluation.”

Paragraph 193 considers the weighting given within the planning decision with regard to
impacts on designated heritage assets, stating that:

“When considering the impact of a proposed development on the significance of a
designated heritage asset, great weight should be given to the asset’s conservation (and
the more important the asset, the greater the weight should be). This is irrespective of
whether any potential harm amounts to substantial harm, total loss or less than
substantial harm to its significance.”

Paragraph 194 considers the level of harmful effects on designated heritage assets and
states that:

“Any harm to, or loss of, the significance of a designated heritage asset (from its alteration
or destruction, or from development within its setting), should require clear and convincing

justification. Substantial harm to or loss of:

a) Grade lllisted buildings, or grade Il registered parks or gardens, should be exceptional;
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b) Assets of the highest significance, notably scheduled monuments, protected wreck
sites, registered battlefields, Grade | and I1* listed buildings, Grade | and II* registered
parks and gardens, and World Heritage Sites, should be wholly exceptional.”

With regard to the decision-making process, paragraphs 195 and 196 are of relevance.
Paragraph 195 states that:

“Where a proposed development will lead to substantial harm to (or total loss of
significance of) a designated heritage asset, local planning authorities should refuse
consent, 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; and

b) no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; and

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.”
Paragraph 196 states that:

“Where a development proposal will lead to less than substantial harm to the significance
of a designated heritage asset, this harm should be weighed against the public benefits of
the proposal including, where appropriate, securing its optimum viable use.”

It is worth highlighting here that the threshold between substantial and less than
substantial harm has been clarified in the Courts. Whilst the judgement relates specifically
to the impact of development proposals on a listed building, paragraphs 24 and 25 of
Bedford BC v Secretary of State for Communities and Local Government [2013] EWHC
2847 remain of relevance here in the way they outline the assessment of ‘harm’ for
heritage assets:

“What the inspector was saying was that for harm to be substantial, the impact on
significance was required to be serious such that very much, if not all, of the significance
was drained away.

Plainly in the context of physical harm, this would apply in the case of demolition or
destruction, being a case of total loss. It would also apply to a case of serious damage to
the structure of the building. In the context of non-physical or indirect harm, the yardstick
was effectively the same. One was looking for an impact which would have such a serious
impact on the significance of the asset that its significance was either vitiated altogether
[i.e. destroyed] or very much reduced.”
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In other words, for the ‘harm’ to be ‘substantial’ - and therefore require consideration
against the more stringent requirements of paragraph 195 of the NPPF compared with
paragraph 196 - the proposal would need to result in the asset’s significance either being
“vitiated altogether or very much reduced”.

Planning Practice Guidance also contains the following discussion regarding substantial vs
less than substantial harm and offers examples to illustrate where the division lies between
these two positions. Ultimately, it is clear that substantial harm is a ‘high test’ and ‘may
not arise in many cases’:

“Whether a proposal causes substantial harm will be a judgment for the decision-maker,
having regard to the circumstances of the case and the policy in the National Planning
Policy Framework. In general terms, substantial harm is a high test, so it may not arise in
many cases. For example, in determining whether works to a listed building constitute
substantial harm, an important consideration would be whether the adverse impact
seriously affects a key element of its special architectural or historic interest. It is the
degree of harm to the asset’s significance rather than the scale of the development that
is to be assessed. The harm may arise from works to the asset or from development within
its setting.

While the impact of total destruction is obvious, partial destruction is likely to have a
considerable impact but, depending on the circumstances, it may still be less than
substantial harm or conceivably not harmful at all, for example, when removing later
additions to historic buildings where those additions are inappropriate and harm the
buildings’ significance. Similarly, works that are moderate or minor in scale are likely to
cause less than substantial harm or no harm at all. However, even minor works have the
potential to cause substantial harm, depending on the nature of their impact on the asset
and its setting.”

With regard to non-designated heritage assets, paragraph 197 states that:

“The effect of an application on the significance of a non-designated heritage asset should
be taken into account in determining the application. In weighing applications that directly
or indirectly affect 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.”

Therefore, in considering the treatment of archaeology and heritage in the NPPF, in
instances of ‘harm’ it is clearly not the case that this should automatically lead to a refusal
of planning permission. Rather, it is a matter of judgement for the decision maker to weigh
any harm against the benefits of a scheme. In this regard, the Court of Appeal judgement
covering Regina (Palmer) v Herefordshire Council [2016] EWCA Civ 1061
(04 November 2016) is also of relevance. This clarifies that development may have
multiple different effects on a heritage asset - some beneficial and some harmful - but
that the decision maker may legitimately balance these effects and conclude that there is
no overall effect.
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Local Planning Policy
2.21 The adopted Local Plan 2030 contains the following relevant policy regarding heritage:
“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 desk 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 desighated 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; and b) no viable use of the heritage asset
itself can be found in the medium term through appropriate marketing that will enable
its conservation; and 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

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)
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2.22

Vi.

Vii.

viii.

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

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

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.

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.

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 must include archaeological fieldwork, post-
excavation 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.”

As such, Policy 41S sections iii and iv closely mirror the NPPF paragraphs 195 and 196, in
that the potential for harm to the significance of a designated heritage asset should be
weighed against the benefits of implementing the proposed development. Where the
potential harm is outweighed, there is no reason (in terms of designated heritage assets)
as to why permission should not be granted.
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2.23

2.24

However, in terms of assets included on a ‘local list” and ‘non-designated heritage assets’
- both of which are not designated heritage assets - sections vi and viii of Policy 41S
require ‘clear and convincing justification’ to be provided where harm would arise to their
significance. This is non-NPPF compliant, as this only requires ‘clear and convincing
justification’ in instances where the significance of designated heritage assets would be
harmed (paragraph 194).

The plans and policies identified above have all been taken into account in the preparation
of this assessment.
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Section 3
Methodology

This report has been produced in accordance with the Standard and Guidance for Historic
Environment Desk-Based Assessment issued by the Chartered Institute for Archaeologists
(CIfA, 2017). These guidelines provide a national standard for the completion of
desk-based assessments.

The assessment principally involved consultation of readily available archaeological and
historical information from documentary and cartographic sources. The major repositories
of information comprised:

e Bedford Borough Historic Environment Record (HER) on known archaeological sites,
monuments and findspots within the vicinity of the site;

e Maps and documents held by the Bedfordshire Archives;
e The National Heritage List for England (NHLE) curated by Historic England; and
e Aerial photographs held by the Historic England Archive (HEA).

This report provides a synthesis of relevant information for the site derived from a search
area extending up to 1km from its centre, hereafter known as the ‘study area’, to allow for
additional contextual information regarding its archaeological interest and/or potential to
be gathered.

The information gathered from the repositories and sources identified above was checked
and augmented through the completion of a site visit and walkover, completed in
January 2019. This walkover considered the nature and significance of known and/or
potential archaeological assets within the site, identified visible historic features and
assessed possible factors that may affect the survival or condition of known or potential
assets.

The report thereafter concludes with an assessment of the site’s likely archaeological
potential, made with regard to current best practice guidelines.

Setting Assessment Methodology

When assessing the impact of proposals on designated heritage assets through changes
within their ‘setting’, it is not a question of whether there would be a direct physical impact

on that asset, but instead whether change within the ‘setting’ would in turn lead to a loss
of ‘significance’.

11
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In simple terms, setting is defined as “the surroundings in which a heritage asset is
experienced” (MHCLG 2019). It must be recognised from the outset that ‘setting’ is not a
heritage asset and cannot itself be harmed. Its importance relates to the contribution it
makes to the significance of the designated heritage asset.

Historic England guidance identifies that “change to heritage assets is inevitable, but it is
only harmful when significance is damaged” (HE 2015).

In that regard, ‘significance’ is defined in Annex 2 of the NPPF 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.”

As such, when assessing the indirect impact of proposals on designated heritage assets,
it is not a question of whether setting would be affected, but rather a question of whether
change within an asset’s ‘setting’ would lead to a loss of ‘significance’ based on the above
‘heritage interest’ as defined in the NPPF.

Set within this context, it is necessary to first define the significance of the asset in
qguestion, and the contribution made to that significance by its 'setting', in order to establish
whether there would be a loss, and therefore harm. The guidance identifies that change
within a heritage asset's setting need not necessarily cause harm to that asset, it can be
positive, negative or neutral.

In light of the above, the assessment of potential setting effects, arising from the proposed
scheme, has followed the guidance set out in Historic Environment Good Practice Advice
in Planning Note 3: The Setting of Heritage Assets published by Historic England in 2017.
This guidance (GPA3; HE 2017) observes that:

“The NPPF makes it clear that the extent of the setting of a heritage asset ‘is not fixed and
may change as the asset and its surroundings evolve.”

The guidance also observes that:

“Elements of a setting may make a positive or negative contribution to the significance of
an asset, may affect the ability to appreciate the significance or may be neutral.”

The guidance states that the importance of setting “lies in what it contributes to the
significance of the heritage asset or to the ability to appreciate that significance.”

It goes on to note that:

“All heritage assets have significance, some of which have particular significance and are
designated. The contribution made by their setting to their significance also varies.
Although many settings may be enhanced by development, not all settings have the same
capacity to accommodate change without harm to the significance of the heritage asset
or the ability to appreciate it.”

12
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Whilst identifying that elements of an asset’s setting can make an important contribution
to its significance, the guidance states that “Setting is not itself a heritage asset, nor a
heritage designation, although land comprising a setting may itself be designated”. It
continues by adding that “Conserving or enhancing heritage assets by taking their settings
into account need not prevent change; indeed change may be positive...”.

On a practical level, the Historic England guidance (2017) identifies an approach to
assessing setting in relation to development management that is based on a five-step
procedure, i.e.:

1. Identify which heritage assets are capable of being affected;

2. Assess whether, how and to what degree setting makes a contribution to the
significance of the heritage asset(s);

3. Assess the effects of the proposed development, whether beneficial or harmful, on
that significance;

4. Explore ways of maximising enhancement and avoiding or minimising harm; and

5. Make and document the decision and monitor outcomes.

As far as Step 2 is concerned, the guidance makes the following observations:

“The second stage of any analysis is to assess whether the setting of a heritage asset
makes a contribution to its significance and the extent and/or nature of that
contribution...this assessment should first address the key attributes of the heritage asset

itself and then consider:

e The physical surroundings of the asset, including its relationship with other heritage
assets;

e The asset’s intangible associations with its surroundings, and patterns of use
e The contribution made by noises, smells, etc to significance, and

e The way views allow the significance of the asset to be appreciated.”
Thereafter, the guidance notes that “This assessment of the contribution to significance
made by setting will provide the baseline for establishing the effects of a proposed

development on significance, as set out in ‘Step 3’ below.”

Having established the baseline, the following guidance is provided in respect of an
assessment of the effect upon ‘setting’, i.e.:

13
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“In general...the assessment should address the attributes of the proposed development
in terms of its:

e [ocation and siting;

e form and appearance;

o  Wider effects; and

e  Permanence.”

In light of the above, the assessment of potential setting effects employed in the
preparation of this report focused on the completion of site surveys, which were

undertaken in January 2019 and concentrated on the following three main areas:

1. Identifying those heritage assets that could potentially be affected by the proposed
scheme and the manner (if any) in which they would be affected;

2. Defining the contribution made to their significance by their setting; and

3. Assessing the likely impact upon their significance as a result of the form of
development proposed being implemented.

As far as identifying the heritage assets potentially affected by the proposed scheme is
concerned, this was determined in the first instance through desk-based assessment, then
verified during the subsequent field visits. In this regard, given the local topography and
built/planted environment, the site’s ‘zone of influence’ was determined as extending for
a 1km radius.

In light of the above, the heritage setting assessment at Section 4 of this report has been

prepared in a robust manner, employing current best practice professional guidance and
giving due regard to the methodology detailed above.

14
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Section 4
Existing Information

Introduction

The site does not contain any designated heritage assets - as defined in Annex 2 of the
NPPF - nor is it included within the boundary of a designated heritage asset. As such, the
proposed development cannot result in a direct impact upon the form or fabric of any
designated heritage asset, but rather could only result in harm to a designated heritage
asset (if there would be any at all) through changes to their setting,.

In the site’s ‘wider zone of influence’ (i.e. 1km radius; see paragraph 3.17), there are
29 listed buildings and 1 conservation area, the locations of which are shown on
Plan EDP 1. There are no world heritage sites, scheduled monuments, registered parks
and gardens or registered battlefields.

The site is located within an area of previously recorded medieval or later ridge and furrow,
a large part of which has been removed by post-medieval quarrying. The postulated
alignment of a Roman road passes through the eastern edge of the site, although the
accuracy of this record has previously been disputed. The extent of the medieval
settlement of Keeley Green, as mapped on the HER, slightly overlaps with the north-eastern
corner of the site, although the evidence base for this is unclear. A post-medieval standpipe
was also previously recorded in the north-west corner of the site, although this has since
been removed.

There are a number of archaeological records from the Bedford Borough HER in the wider
study area relating to remains from the prehistoric to modern periods, the locations of
which are identified on Plan EDP 2.

Designated Heritage Assets

The following section identifies which designated heritage assets and their settings could
be affected by the proposed development. It also identifies the contribution made by their
setting to their significance.

Whilst there is no fixed and finalised form to the future development of the site, being only
at the promotional stage, the following section considers the potential for the assets to be
affected by the allocation and any suitable design measures to reduce or otherwise avoid
the potential for harm - in line with local policy. In other words, this section covers Steps
1, 2, 3 and 4 of HE 2017, within the parameters of the information available at this early
stage. Where relevant, reference is made to the illustrative masterplan, which was
informed by the results of this work, contained within the Vision Document produced by
Barton Wilmore.
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Listed Buildings

In the first instance, desk-based assessment of information contained within the National
Heritage List for England, combined with observations during the site visit and data
gathered as part of this assessment (e.g. cartographic sources), were utilised to identify
which designated heritage assets have the potential to be affected by the development of
the site, such that could harm their significance.

The majority of listed buildings within the site’s wider zone of influence (identified as being
a maximum of 1km radius due to the effect of topography and the intervening built and
planted environment), comprise a collection of dwellings, public houses, etc., with the
positive contributions of their setting deriving from their immediate surroundings and their
locations on streetscenes and within settlements.

Similarly, in the few instances of listed farmhouses in the wider area, the positive
contributions of their settings derived from their location within a farmyard grouping and
the adjacent historically and/or functionally associated farmland, which did not include the
site.

The site is distant and/or obscured by topography or the intervening planted/built
environment, and has no functional or historic links, such that it does not contribute to the
significance of most of these assets.

The following therefore concentrates on those listed buildings that were identified through
the process outlined above, where the site forms more than a very ephemeral part of their
setting, and where development of the site could affect their setting, such that could harm
their significance.

In addition, the LPA identified in a consultation response to the Wootton Parish Council in
2019 that certain listed buildings may form a constraint to the allocation or development
of the site. For completeness, all of these have been included for assessment below, even
where they were not initially identified through the process outlined above (see
paragraph 4.7) as having the potential to be affected.

Grade | Listed Parish Church of St Mary the Virgin

This Grade | listed Parish church (1249239) mainly dates from the 14th century but has a
15t century tower with a recessed lead spire. The west bays of the nave embracing the
tower are 19t century. It is built of coursed limestone rubble and contains 18t and 19t
century memorial tablets.

This listed building primarily derives its significance from its historic interest as a medieval
church, and from its architectural interest as exhibited in its built form. To a lesser extent,
it has artistic interest, due to the embellishments and memorial tablets it includes, as well
as archaeological interest as its built form is a palimpsest of evolving styles and religious
practices.
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The church is set within a graveyard that surrounds it on all sides and is accessed along
Church Row to the east, which is lined on the north side by a terrace of 19t century
properties. Historically, a collection of properties was located immediately to the north on
the edge of the graveyard, although these have since been demolished and their location
subsumed within the extent of the cemetery. The graveyard is also the best location in
which to appreciate the significance of the church displayed in its outward form.

Whereas historically the setting beyond the graveyard was broadly marked by low density
development and open countryside to the north, this is now dominated by a large amount
of modern residential estates that segregates the church from the farmland in this
direction. Further modern housing estates extend to the east.

To the south and west, the landscape grounds of Wootton House border the cemetery,
although these cannot be experienced from the church’s immediate setting due to the
boundary planting.

Due to the mature planting within the graveyard, views outward from the immediate setting
are fairly limited. Where possible, views are mainly channelled along Church Row to the
east, or north to the junction of Cause End Road, Church Road and Hall End Road, where
the foliage is much thinner. The sparsely developed and historic character of Church Row
juxtaposes with the modern housing estates that extend along Cause End Road. These
immediate roadways provide further publicly accessible areas to appreciate the outward
form of the church and the significance that this displays.

The height of the church tower means that it can be seen from multiple areas for some
distance around Wootton, but this is obscured and intermittent due to the built and planted
environment, particularly the housing estates to the north and east.

The site is markedly distant from the church, being ¢.840m to the north of it, and such
views that are possible toward the building are restricted to the top of the church tower
and spire alone and appreciated in the context of the intervening 20t century housing.
Therefore, there is negligible opportunity to appreciate the significance of the church, in
terms of its built form, in such views (see Image EDP 1).

In terms of church towers and spires specifically, GPA 3 notes that:

“Being tall structures, church towers and spires are often widely visible across land- and
townscapes but, where development does not impact on the significance of heritage assets
visible in a wider setting or where not allowing significance to be appreciated, they are
unlikely to be affected by small-scale development, unless that development competes
with them, as tower blocks and wind turbines may. Even then, such an impact is more likely
to be on the landscape values of the tower or spire rather than the heritage values, unless
the development impacts on its significance, for instance by impacting on a designed or
associative view.”

17



Land on South Side of Keeley Lane, Wootton (Site 463)
Archaeological and Heritage Appraisal
edpb5442_r002e

4.22

4.23

4.24

4.25

4.26

4.27

In other words, the ability to see a heritage asset does not necessarily mean that it makes
a contribution to heritage significance, and consequently, the loss of such views does not
necessarily result in an impact on significance.

There are no known direct historic or functional links between the church and the site.
There is no suggestion that such views as are possible - albeit heavily obscured, distant
and framed by the modern built edge of Wootton - are ‘designed’. As such, the site is not
considered to contribute to the significance of the church.

In summary, the following are identified as positive aspects of the church’s setting, such
that contributes to its significance as a heritage asset:

e [ts location within, and association with, the surrounding graveyard. This provides the
best location in which to experience the significance of the church, in terms of its
outward form;

e |ts location within, and association with, Church Row to the east and the streetscene
immediately to the north. These also provide good locations in which to experience the
significance of the church, in terms of its outward form; and

e The historic and functional association with the historic core of Wootton.

Therefore, as the site does not contribute to, or allow any more than a ‘negligible’
appreciation of, the church’s significance, its allocation and future development will not
result in harm in this regard. It is also clear that those positive aspects of the church’s
setting that contribute to its significance will also not be affected in any way by the
allocation or development of the site. Therefore, the church is not considered to form a
constraint to the allocation/residential development of the site.

Grade Il listed 35 Keeley Lane

The closest listed building to the site is the Grade Il listed 35 Keeley Lane (1249335),
¢.30m to the north. This is an 18t century timber-framed house, with pebbledash rendering
and an old clay tile roof. It is one storey high, with attics, and some 19t and 20t century
alterations. Itis clear that this building predominantly draws its significance from its historic
and, to a lesser extent, architectural interests as an example of a post-medieval house in
the local vernacular. Given its relative simplicity and limited phasing, as described within
its listing citation, there are no artistic or archaeological interests identified.

In terms of its historic setting, this listed building was located within a small plot of private
gardens and formed part of a small group of houses that were arranged along Keeley Lane.
This arrangement formed part of a wider pattern of settlement along Keeley Lane, which
extends westwards from the node of settlement formed by Keeley Green. Otherwise, the
listed building’s plot was abutted to the south by agricultural fields and faced onto farmland
on the opposite side of Keeley Lane to the north.
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The modern setting of the listed building reflects several aspects of this historic setting. It
is still located within a small garden plot amongst a line of houses along Keeley Lane. The
farmland immediately to the north has been partly redeveloped for a two-storey modern
house and garage set within a spacious garden. Otherwise, the farmland to the south
remains present, including the site.

However, in this respect, it should be noted that the site has no known historic or functional
links with this Cottage. Insomuch that the site forms part of the experience of the listed
building, this is restricted to the part of the site immediately to the south of the cottage,
forming the western edge, and comprises glancing and very restricted views to the roof and
chimney of the property (see Image EDP 2).

As such, the following are identified as positive aspects of 35 Keeley Lane’s setting, such
that contribute to its significance as a heritage asset:

e The relationship with Keeley Lane and the part it forms in the local streetscene, which
also provides an opportunity to experience the significance of the asset’s built form
from the north;

e Its location within its private gardens, which reflects its historic setting and also
provides further opportunities to experience its built form (and the significance it
embodies), albeit this is not publicly accessible; and

e [ts relationship with the historic properties to its immediate east and west within its
small grouping on Keeley Lane, which reflects its historic setting.

By comparison, the western edge of the site, which has no functional or historic association
with this listed building, is considered to make a very limited contribution to the cottage’s
significance, merely deriving from it forming part of the open and undeveloped land
immediately to the south. Further away from the listed building, the central and eastern
areas of the site are considered to be negligible in terms of their contribution to its
significance as they are more peripheral to its experience due to intervening development.

The allocation being sought for the site, as outlined in the draft Vision Document, would
only see the development of centre and eastern edge. Given the considerations outlined
above, the contribution of this part of the site to the significance of the listed building is
considered to be negligible and therefore so limited that its development would not result
in ‘harm’. As such, this listed building is not a constraint to the current allocation being
sought.

Future development of the wider site would need to carefully consider the setting of this
listed building and minimise or avoid harm through the retention of the western edge,
behind the listed building, as open space and free from development. This would preserve
the contribution that the site makes to the rural setting of this asset, albeit an element of
its setting that only makes limited contribution to its significance.
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Therefore, the listed building is not considered to be such a constraint that it should
preclude the development of the wider site, or its allocation for the quantity of development
promoted through the Local Plan.

Grade Il listed 18 and 20 Keeley Lane

The Grade Il listed 18 and 20 Keeley Lane (1249348) is located ¢.55m to the north-east
of the site and comprises a pair of 18t century timber-framed houses. The structure is
today rendered, with applied timber framing to the front elevation and an old clay tile roof.
Similar to 35 Keeley Lane, this listed building derives its significance predominantly from
its historic and, to a lesser extent, architectural interests as an example of an 18t century
dwelling. Due to its simplicity and limited phasing, there are no artistic or archaeological
interests identified.

Historically, the listed building was located within its private garden plots toward the
western edge of Keeley Green, facing onto Keeley Lane, with the Rose and Crown Inn
immediately to its west. The modern setting broadly reflects this arrangement, with the
Rose and Crown Inn still present. It faces onto a small grass paddock - formerly part of the
village green (MBD11534 on Plan EDP 2) - on the opposite side of Keeley Lane, beyond
which is a post-medieval house, with a 20t century housing estate on the horizon behind
this.

There are no known direct historic or functional links between the listed building and the
site. Due to the local topography and intervening planted and built environment, most of
the site cannot be ‘experienced’ from this asset, although there is some limited level of
intervisibility from the northern edge and north-east corner.

Based on the above, the following are considered to be positive contributions from the
listed building’s setting to its heritage significance:

e Its relationship with Keeley Lane and the streetscene, which also affords the
opportunity to experience the significance of the asset;

e Its position within its private garden plots and within the settlement of Keeley Green,
which allows an experience of the asset’s significance, albeit there is no public access;
and

e The semi-rural location, facing onto a small paddock (formerly part of the village green)
and being ‘buffered’ from more extensive modern development by historic properties
and green spaces.

Whilst not having any direct historic or functional link with this listed building, the site
(where it can be experienced) contributes in a very limited way to the ‘semi-rural’ location
noted above. As such, to minimise or avoid harm, development in the north-east corner of
the site should be restricted by a stand-off of built form from the boundary, and retention
and strengthening (where appropriate) of the existing planted edge. Such design measures
are included in the indicative masterplan for the site, as included in the Vision Document.
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Notwithstanding the application of good design and the application of mitigation measures,
it is considered likely that the development of the site would result in a very small/negligible
degree of harm. This would be through the erosion of the semi-rural setting, as presented
in the visual change of part of a heavily obscured and moderately distant field from pasture
to housing. Even then, this would be so peripheral and limited that it would only resultin a
very small loss of significance, which would unquestionably be at the very lower end of less
than substantial harm.

Therefore, in accordance with paragraph 196 of the NPPF, it is a matter of judgement for
the decision maker to balance the public benefits of implementing the development of the
site against the very small level of harm and arrive at a decision of its acceptability. Given
these considerations, there is no reason why the site should not be included in the Bedford
Borough Local Plan and the Neighbourhood Plan, and (based on the indicative masterplan
contained within the Vision Document) every reason to believe that a future application for
the development of the site would be NPPF compliant.

Grade Il listed Pear Tree Cottage

Pear Tree Cottage (1373948) is a Grade Il listed 18t century timber-framed house, with a
colourwashed exterior and pantile roof. It is two-storeys high and comprises three bays, the
right hand one being a later addition, as is the 20t century flat roofed porch.

This listed building derives most of its significance from its historic and, to a lesser extent,
architectural interest, as a relatively simple post-medieval house. Due to the scarcity of
embellishments, it is considered to have no artistic interest. There is some limited phasing
to the building itself, and therefore there is very limited archaeological interest.

Similar to 18 and 20 Keeley Lane, Pear Tree Cottage fronts onto the junction of Keeley
Lane and Wootton Road, where it forms part of the street scene of Keeley Green, and it
sits within an ‘L-shaped’ garden plot. Both of these elements reflect its historic setting, as
depicted on cartographic sources (see below).

The listed building is located centrally to the historic core of Keeley Green, with a depth of
buildings to its rear (west), north and south. More distant views from the cottage to the
north-east and south-west are peripheral but allow an outlook into undeveloped areas of
the former village green and farmland, the latter including the north-east corner of the site.

To the south-east, the modern residential edge of Wootton is clearly evident, with houses
that reflect late 20t century tastes in terms of design and materials.

As such, the following are considered to contribute positively to the significance of the listed
building:

e [ts relationship with Keeley Lane/Wootton Road and the streetscene, which also

affords the opportunity to experience the significance of the asset displayed in its
outward form;
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e Its position within its private garden plot, which allows an experience of the asset’s
significance, albeit there is no public access; and

e [ts position within the centre of Keeley Green, and its relationship with immediately
surrounding buildings.

The north-east corner of the site forms only a peripheral element in the listed building’s
‘experience’ and is only one small element that contributes to its semi-rural setting. As
such, the site makes a very limited/negligible contribution to the significance of this asset.

As outlined for 18 and 20 Keeley Lane, development in the north-east corner of the site
should be offset and the existing planted boundary retained and (where appropriate)
strengthened to minimise, if not altogether avoid, potential harm. Such design measures
are included in the form of the indicative masterplan for the site, as included in the Vision
Document.

Therefore, considering the design measures, it is considered that the development of the
site would not result in more than a negligible level of harm to this listed building, at the
lowest end of less than substantial harm. This would accrue from the change in view toward
the north-east corner of the site from pasture to residential, albeit offset, heavily obscured
and moderately distant.

This negligible level of harm would need to be weighed against the public benefits of
implementing the development of the site, in accordance with paragraph 196 of the NPPF,
and would be a question of judgement for the decision maker to determine its acceptability.
Therefore, there is no reason why the site should not be included in the Bedford Borough
Local Plan and in the Neighbourhood Plan, and (based on the indicative masterplan within
the Vision Document) every reason to believe that a future application for the development
of the site would be NPPF compliant.

Grade Il Listed 6 and 8 Keeley Lane and Grade Il listed 4 Keeley Lane

These listed buildings are included here as they were identified in the LPA consultation
response to Wootton Parish Council as having the potential to be affected by the
allocation/development of the site. However, they were not identified in the ‘scoping’
exercise outlined above (see paragraph 4.7).

The Grade Il listed 6 and 8 Keeley Lane (1373948) is a pair of 17t or early-18t century
altered two-storey houses, brick and partly timber framed with plaster infill. They are
rendered and colourwashed with an old clay tile roof and 20th century leaded casements
and porch of the ground floor.

The Grade Il listed 4 Keeley Lane (1263797) is a 17t century house altered in the 20t

century, and is built of concrete rendered timber-framing, with a concrete roof, two hipped
dormers and a 20t century gabled porch and leaded casements.
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These listed buildings are considered to derive their significance from their architectural
and historic interest as examples of post-medieval houses in the vernacular style, albeit
much altered in places. They have limited embellishment and phasing, and therefore are
considered to have no artistic interest and very limited archaeological interest.

In terms of their setting, historically they were part of a row of terraced houses set back
from the roadside at the end of a track terminating in a small courtyard. Today, the
southern extent of these terraces appears to have been removed and the houses have
separate driveways and plot boundaries. Their setting is considered to contribute to their
significance through:

e Their group value with each other, being part of a post-medieval terrace of houses;

e Their relationship to the wider Keeley Green settlement; and

e Their individual plots, from where the significance of their built fabric is best
appreciated.

By comparison, they have no historic or functional relationship with the site. Due to their
set back from the roadside and the effects of the modern built and planted elements of
Keeley Green, they have no visual connections with the site either. As such, the site is not
considered to form part of their setting or contribute to their significance, and they are not
considered to present constraints to the allocation or future development of the site.

Conservation Area

Wootton Conservation Area is located ¢.710m to the south and is separated by a
substantial ‘buffer’ of modern development. As such, other than the Grade | listed Parish
Church of St Mary the Virgin, which has been assessed separately, the Conservation Area
cannot be experienced from the site or vice versa. As such, the development of the site will
not result in harm to this asset and it will not be discussed further in this report.

Designated Heritage Asset Summary

The site is considered to only contribute positively to the significance of three designated
heritage assets, all of which are Grade Il listed buildings and comprise (i) 35 Keeley Lane,
(ii) 18 and 20 Keeley Lane; and (iii) Pear Tree Cottage. In all instances, there are no historic
or functional connections between the listed buildings and the site, and the contribution is
purely from the site forming a small part of their wider semi-rural setting. This contribution
is experienced in obscured views of limited parts of the site.

As such, design measures are suggested to minimise (if not altogether avoid) the potential
for harm to these listed buildings. These comprise (i) offsetting the built form from the north
east corner of the site and retention and strengthening of existing planted boundaries; and
(ii) retention of the western edge of the site as open space. Such measures do not form
constraints of such magnitude that would preclude the allocation or future development of
the site.
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Any residual harm to the significance of these assets is likely to be very limited or negligible,
if any accrues at all, and it is therefore not considered to be to such a degree that would
form in principle reasons not to allocate/develop the site.

Any such residual harm (if it accrues) would need clear and convincing justification
(paragraph 194 of the NPPF) and would need to be balanced against the public benefits
of implementing residential development on this site (paragraph 196 of the NPPF).

Therefore, in summary, there is no reason to believe that the site could not accommodate
a scheme that would sensitively address the issues regarding the setting of these three
listed buildings, and positively address the requirements of national and local planning
policy. Notwithstanding the implementation of good design and mitigation measures, in the
two instances where a residual level of harm is likely to remain, this would be very small or
negligible and at the lower/lowest end of less than substantial harm. This would be
weighed against the public benefits of implementing development on the site and is a
matter of judgement for the decision maker to decide on its acceptability. As such, there is
no reason why the site should not be included in the Bedford Borough Local Plan and the
Neighbourhood Plan, and every reason to believe that (based on the indicative masterplan
in the Vision Document) a future planning application would be NPPF compliant.

Non-designated Heritage Assets
Palaeolithic to Iron Age (¢.500,000 BC-AD 43)

There are no records for previously identified prehistoric archaeology within the site, as
recorded on the Bedford Borough HER, although three are within the wider study area.

Some artefacts, comprising a prehistoric core and two flint flakes, and some Iron age
pottery and animal remains, were recovered from colluvial deposits (MBD18686 on
Plan EDP 2) during a trial trench evaluation (EBD78) in 2005, ¢.270m to the south-west.
However, the only located in situ remains comprised a pit and ditch from the post-medieval
period.

Archaeological fieldwalking (EBB710) was undertaken ¢.530m to the south-east of the
site, over an area of 44 hectares (ha). In terms of prehistoric finds, this located a single
flake of prehistoric flint.

Otherwise, the findspot of three fragmented vessels of Iron Age and Roman date
(MBD5570) is recorded ¢.375m to the south. The HER entry makes clear that the exact
location of these finds is uncertain.

On this basis, given the scarcity of finds (particularly considering the number of
archaeological investigations in the area - see further below) and their distance from the
site, there is no more than a low potential for it to contain prehistoric archaeological
remains.
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Romano-British (AD43-410)

There is a single record for possible Roman period archaeological remains - although the
accuracy of this record is disputed - within the site, as contained within the Bedford
Borough HER, and five within the wider study area.

The suggested alignment of a Roman road from Dorchester-on-Thames to Alconbury House
(MBD485) is mapped in the HER as passing through the eastern edge of the site. However,
the HER also identifies that this alignment is disputed and, although some visible evidence
for possible aggers has been recorded elsewhere - albeit it is unclear whether they have
been verified through intrusive survey - there is no such recorded evidence within the site
or the wider 1km radius study area.

The HER also notes that the supposed road links several monastic sites and (if the
alignment is correct) may therefore have continued in use until the 16t century. In this
regard, it is notable that the aerial photographic evidence (see below) shows that the site
was formerly covered with ridge and furrow, with no evidence for a contemporary trackway
on this alignment or a related interruption of these earthworks.

Regardless, where this supposed alignment is traced within the site, it is notable that it
mostly overlaps with an area of post-medieval quarrying (MBD5157) and therefore, even
if once present, the majority of remains within the site would have been removed through
this later mineral extraction.

Outside of the site, a small collection of Roman features (MBD15759), comprising a ditch,
a gully and a ditch terminus or pit, have previously been recorded ¢.90m to the north-east
of the site. Finds associated with these features consisted of animal bone, burnt clay and
pottery fragments, some of which are recorded as “near complete vessels”. On this basis,
it was theorised that Roman settlement activity is located nearby to these features.

A trial trench evaluation (EBB761), c.150m to the north, located boundary ditches and a
gully from the early to middle Roman period.

Otherwise, the remaining records for Roman period archaeology relate to stray artefactual
finds, comprising:

e The findspot of three fragmented vessels of Iron Age and Roman date (MBD5570).
Whilst these are recorded ¢.375m to the south-west, the HER entry makes clear that

the exact location of these finds is uncertain;

e A bronze coin of Vespasian (MBD15972), the indicative location of its recovery being
€.680m to the south; and

e Abronze coin of 3 or 4th century date (MBD17746), found ¢.230m to the south-east.

Given the findings from the trial trench evaluation ¢.90m to the north, which were located
in a similar topographic and geological position as the site, there is a moderate potential
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to encounter Roman period remains within it. If any features or deposits are present, these
will most likely be truncated by medieval cultivation and post-medieval quarrying, such that
they are unlikely to be of more than ‘low’ value - that is to say, their state of preservation
is unlikely to warrant preservation in situ and inform the allocation or future development
of the site.

Early Medieval (AD 410-1066)

There are no records for previously identified early medieval archaeology within the site or
study area, as recorded within the Bedford Borough HER. As such, there is considered to
be a very low potential for the site to contain remains from this period.

Medieval (AD 1066-1485)

There are 2 records for previously identified medieval archaeology within the site, as
recorded on the Bedford Borough HER, and there are 14 within the wider study area.

The medieval settlement of Keeley Green (MIBD16980) is located to the north-east of the
site, although the source of evidence for its mapped extent is unclear from the details of
the HER entry. It may well reflect the extent of Keeley Green, as it is shown on the Wootton
Enclosure Map dated to 1838 (see Plan EDP 3a).

Regardless, it is evident that the majority of the site was covered in ridge and furrow
earthworks, notwithstanding more recent erosion and impacts (see Site Walkover below),
and most likely lay within the surrounding farmed hinterland throughout this period.
Furthermore, although the HER shapefile for the settlement overlaps slightly into the
north-eastern edge of the site, this is an area that has previously been subject to post-
medieval quarrying (MBD5157) and it is not therefore expected that there is more than a
low potential for any medieval settlement to be present within the site bounds.

Beyond the site boundary, further ridge and furrow earthworks, both extant and destroyed,
are recorded within the HER. In this regard, earthworks recorded as MBD10291, ¢.320m
to the north-east of the site, were once theorised as being aggers connected with the
supposed Roman road (MIBD485), but more recent evidence identifies these as headland
deposits related to ridge and furrow cultivation.

In addition, other medieval settlements are located further afield within the study area,
including those of Kempston Wood (MBD16880), Wood End (MBD16883), Bott End
(MBD16979), Causeway End (MBD16976), Taggs End (MBD16975) and Church End in
Wootton (MBD16974). These are all too distant to influence the archaeological potential
of the site.

Similarly, the possible locations of moated sites (MBD3422, MBD8276 and MBD3435),
now entirely or partially destroyed, are also located within the study area. These potential
features are also sufficiently distant as not to influence the possibility of encountering
related archaeological remains within the site.
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The possible position of a fourth moated site (MIBD3434), is located ¢.80m to the
north-west, although the HER states that the identification is uncertain, and it could equally
simply comprise ponds or drainage ditches.

The former location of Keeley Green village green (MBD11534) is recorded ¢.50m to the
north-east, although now built over and/or subsumed into agricultural land and gardens.
Another former location of a separate village green (MBD11522) is located ¢.840m to the
north-west.

Otherwise, roads of possible medieval origin (MBD11532 and MBD11535) are located
c. 285m to the north-east and ¢.550m to the east respectively.

Therefore, as the site was located within the farmed hinterland of surrounding settlements
in this period, there is a low potential for it to contain medieval archaeological remains
other than those related to former farming practices that are unlikely to be of more than
very low value.

Post-medieval to Modern (AD 1485-Present)

There are 2 records for previously identified archaeological remains from these periods
within the site, as recorded within the Bedford Borough HER, and a further 14 in the wider
study area.

Pre-enclosure (i.e. pre-1838), but post-medieval, quarry pits (MBD5157) are located within
the eastern half of the site and ¢.50m to the south. The remains of the pit within the site
was noted during the walkover as being up to 1.5m deep in places. Whilst of ‘negligible’
value in themselves, it is likely that the excavation of these pits will have removed any
earlier archaeology located within their footprint (if once present). A trial trench evaluation
(EBB761), c.150m to the north, located the remains of further post-medieval quarry pits.

A 20th century standard cast iron Lion’s Head standpipe (MBD8283) was recorded within
the north west corner of the site in 1977. However, it is evident from the site visit in
January 2019 that this standpipe has since been removed, with only a small pool of water
noted in its approximate location.

Records for similar standpipes in the wider study area (MBD8281 and MBD8282) are
located ¢.880m to the south-east and ¢.760m to the south respectively.

The former locations of kilns, brickfields, clay pits and brickworks are scattered across the
study area (MBD3100, MBD2942, MBD3099, MBD8290, MBD8287 and MBD8289).
The location of a possible post-medieval stack stand (MBD22023) is located ¢.890m to
the north.

An extension to Wootton graveyard (MBD8995), consecrated in the Victorian period, is

located ¢.780m to the south. A second cemetery (MBD8996) is located ¢.350m to the
south-west.
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Wootton House and its associated landscaped grounds (MBD9441) is located ¢.760m to
the south.

Otherwise, the locations of a demolished post-medieval cottage (MBD11533), c.645m to
the east, and a demolished farmhouse (MBD8277), c.850m to the west, are recorded in
the HER.

Based on the evidence contained within the Bedford Borough HER, the site appeared to
have a low potential to contain remains from this period, other than features and deposits
related to quarrying and farming.

However, as detailed below, cartographic evidence suggests the location for a Victorian
building just inside the north-east corner, as depicted on the Wootton Enclosure Map of
1838 (see Plan EDP 3a). As such, there is a localised and moderate potential for remains
related to this building in the north-east corner, although - given its relatively recent date
- any such archaeology is unlikely to be of greater than ‘very low’ value.

Undated

There is no previously identified undated archaeology within the site, as recorded on the
Bedford Borough HER, and only one record is identified in the wider study area. This
comprises an area of undated linear cropmarks (MBD9080), located ¢.160m to the west
of the site, although the HER records that these are likely to be the result of agricultural
activity.

These undated remains are not identified as influencing the potential for the site to contain
archaeological remains, as identified in the preceding period specific sections.

Previous Archaeological Investigations

The site has not been subject to any archaeological investigations. Where relevant, the
results of investigations in the wider study area have been included in the period-specific
sections above.

Other than the small number of prehistoric artefacts noted above, a trial trench evaluation
(EBD78) in 2005, ¢.270m to the south-west of the site, located evidence of ridge and
furrow and a pit and ditch probably from the post-medieval period.

A trial trench evaluation (EBB930), c.600m to the south-west of the site, only found
remnant ridge and furrow and stray medieval pottery.

A trial trench evaluation (EBB1059), c.430m to the south of the site, found only a low level

of remains, comprising a probable furrow, a small gully and a probable road side ditch, as
well as late post-medieval or Victorian make-up deposits.
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A trial trench evaluation (EBB865), c.460m to the south-east of the site, located only a
modern pit, a post-medieval timber post and residual late medieval pottery and fragments
of post-medieval ceramic building material.

Archaeological investigations, comprising fieldwalking and geophysical survey (EBB710),
were undertaken over a total area of 44ha, ¢.530m to the south-east of the site. This
located a single flake of prehistoric flint, as mentioned above, and otherwise recovered
medieval and post-medieval artefacts that are likely to be the result of manuring deposits.

The geophysical survey found a number of small areas of anomalies that are likely to be of
modern or geological origin, although an archaeological explanation cannot be ruled out
for some. Regardless, there is no evidence in the HER to suggest that these have been
intrusively tested, so their interpretation remains conjectural.

A trial trench evaluation (EBB949), ¢.790m to the east of the site, located only evidence
for ridge and furrow cultivation, an undated possible pit, a natural hollow and later
medieval pottery. This was preceded by a geophysical survey and Heritage Impact
Assessment, but for ease of explanation only the shapefile for the trial trench evaluation is
shown on Plan EDP 2.

A trial trench evaluation (EBD270), c.160m to the east of the site, found no archaeological
remains, other than modern deposits.

The results of these investigations do not influence the potential for the site to contain
hitherto unrecorded archaeological remains, as detailed within the preceding
period-specific sections.

Cartographic Sources

The earliest assessed cartographic source to depict the site in detail is the Wootton
Enclosure Map of 1838 (see Plan EDP 3a). This shows the south, west, east and north-west
boundaries of the site as they are today. The internal boundary however is not present;
instead there is a division between the agricultural field in the west and south of the site
and the quarry pit in the north-east corner. In addition, there is a building shown just inside
the north-east corner, which also sits within a plot segregated from the wider site.

By the time of the First Edition Ordnance Survey (0OS) map (1883; see Plan EDP 3b), the
building had been demolished. It is unclear when the quarry pit activity ceased, and
therefore whether this building sat within the disused pit or whether its location was
subsequently quarried after its removal. Regardless, even if remains are present within the
site related to this Victorian building, they are unlikely to be of more than ‘very low’ value.

Later editions of the OS maps show a broad continuation of the site layout to the present
day, with few alterations to its boundaries or internal divisions.
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As such, the cartographic sources confirm the agricultural and quarrying use of the large
majority of the site throughout the 19t and 20th centuries. These maps do not demonstrate
any evidence for significant archaeological remains as being present on site.

Aerial Photographs

A total of 64 vertical aerial photographs covering the site and its immediate environs were
identified within the collection maintained by the Historic England Archive in Swindon.

These confirmed the extent of the ridge and furrow earthworks and quarrying activity within
the site, as well as its agricultural use throughout the mid- to late 20t century.

Indeed, the National Mapping Programme data for the site and the surrounding area also
confirmed the presence of the ridge and furrow and quarry pit (MBD5157) identified in the
HER and discussed above in the period-specific sections.

Non-designated Buildings

The Bedford Borough HER records a humber of ‘historic buildings’ across the wider study
area, only the closest of which are shown on Plan EDP 2.

These comprise The Rose and Crown Public House (MBD5330) and 29 and 31
Keeley Lane (MBD8543), both of which date to the post-medieval period. They are off site
and do not affect the potential for the site to contain archaeological remains of potential
significance.

The Rose and Crown Public House is a 17th century building, extended in the 19t century
and with extensive 20t century alterations. It is noted in the HER as being of ‘local interest’
and therefore of ‘low’ significance. Insomuch that it derives significance from its setting, it
is historically and functionally associated with Keeley Lane, which it fronts onto. Its building
plot is much altered in extent and form to that shown on the available historic cartographic
sources (see Plan EDP 3).

Whilst it is located on the opposite side of the road to the site, which therefore forms part
of its setting, there is no known historic or functional links between the two. In terms of its
limited significance, derived from it being a 17t century public house fronting onto
Keeley Lane, the site is considered to contribute in only a very limited way to this, the
northern extent merely being an area of undeveloped farmland in close proximity to the
structure.

With regard to 29 and 31 Keeley Lane, this is described as an 18t century roughcast
building, of two storeys with a double pitched hipped roof, with the south side filled in with
a further hipped wing. It is described as having an old clay tile roof with some pantiles. It is
also described as having two Yorkshire casement windows on the first floor.
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However, it was observed during the site walkover that the appearance of 29 and 31
Keeley Lane does not match the HER description exactly. All windows are modern
casements, with no sign of the Yorkshire casements mentioned. There are also no hipped
roofs and the tiles are clearly modern. As such, it is likely that this building has undergone
further alterations since its inclusion in the HER. Considering that it was likely of no more
than ‘local’ interest to begin with, these further alterations suggest it only has a very low or
negligible significance.

It is located within private gardens and fronts onto Keeley Lane, which provide historic and
functional links that contribute positively to its significance. The farmland immediately
around the house, including the north-west corner of the site, is also considered to make
a contribution to its significance, albeit this is very limited/negligible and derives merely
from being undeveloped farmland close to the asset.

The development of the northern end of the site is therefore considered to have the
potential to only result in very limited harm to the significance of these assets, which
themselves only have a low or very low/negligible level of significance. Therefore, there is
no reason to believe that these form such a level of constraint that the site should not be
allocated for future development.

Site Walkover

The site was visited in January 2019 to assess the current ground conditions and
topography within it, as well as to confirm the continuing survival of any known
archaeological remains and to identify any hitherto unknown remains of significance.

The presence of ridge and furrow was confirmed across approximately 2/3 of the site. This
forms three furlongs of earthworks (i.e. groups of ridges running parallel), with differently
aligned furrows and some limited headland deposits. This forms the north-eastern corner
of the extensive area of ridge and furrow earthworks that extends across the fields to the
south and west (see Plan EDP 2).

It appears that this large block of ridge and furrow was previously identified as part of a
district wide review in 2017 (Albion Archaeology 2017), where it was described as having
“good survival or multiple components...good amenity value, accessibility and potential for
education and display”. However, it was clear during the walkover (as discussed further
below) that the description within the 2017 report was not reflective of the portion of this
block that lies within the site, where it has been largely quarried away in the 19t century
and flattened by modern farming activity, with good survival only on the western edge.

It was noted that the three furlongs of ridge and furrow within the site survive to varying
degrees of preservation. The eastern furlong is the least well preserved, having been mostly
quarried away in the post-medieval period. The central furlong is moderately well
preserved, although the north-east corner - approximately 1/3 of the portion - has been
quarried away or otherwise eroded. The westernmost furlong is the only one with ‘good’
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preservation, with the most pronounced ridge and furrow and headland deposits at each
end.

This wider block of earthworks is non-designated and identified as being of local
interest/’low’ significance, of which the site only forms a small proportion. As detailed
above, the furrows within the site are heavily eroded or removed in the east, centre and
north of the site. It should also be noted that there is no public access to the site.

As such, contrary to the 2017 report (Albion Archaeology 2017), a detailed review of the
ridge and furrow within the site identifies that there is only ‘good’ survival on the western
edge, with the remainder being of poor or moderate survival; and no accessibility or
opportunity for education or display.

Otherwise, as mentioned above, the previously recorded standpipe (MBD8283) has
evidently been removed from the site, with only a small pool of water marking its
approximate location. There is an area of lower ground along the northern edge of the site,
the cause of which is not entirely clear, although it is noted that the standpipe was located
within this area of lower ground, perhaps suggesting a correlation between underlying
pipes and the change in level. Alternatively, it could be an earlier alignment or outer edge
of an earlier form of Keeley Lane.

Non-designated Heritage Asset Summary

The site has a moderate potential to contain archaeological remains from the Roman
period. However, if any features or deposits are present, these will most likely be truncated
by medieval cultivation and post-medieval quarrying, such that they are unlikely to be of
more than ‘low’ value - that is to say, their state of preservation is unlikely to warrant
preservation in situ.

Otherwise, the site has a low or very low potential to contain buried archaeological remains
from any other period, apart from ‘negligible’ or ‘very low’ value remains related to medieval
and later farming practices, post-medieval quarrying and a Victorian building.

Therefore, this assessment identifies that the site has a very low potential to contain
archaeological remains of such significance that they would require retention and influence
the deliverability or capacity of the site for allocation or future development.

The site contains the north-eastern corner of a larger area of ridge and furrow earthworks
that extend for some distance to the west and south. These earthworks are non-designated
and identified as being of local interest/’low’ significance, of which the site only forms a
small proportion. The earthworks within the site range in their quality of survival, from poor
to good, with large parts having been quarried away entirely or heavily truncated.

The site is in close proximity to two ‘historic buildings’, as detailed in the HER. These are

the Rose and Crown Public House and 29 and 31 Keeley Lane, which are identified as
being of ‘low’ and ‘very low/negligible’ significance respectively. Whilst some harm is
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possible to these assets through the allocation/development of the site, this would most
likely be very limited, and should be seen in the context that they are non-designated and
have only a low or very low level of significance to begin with, resulting in an effect that
would be no greater than very limited.

Where harm will accrue to non-designated heritage assets through the development of a
site, under paragraph 197 the NPPF requires a ‘balanced judgement’, having “regard to
the scale of harm or loss and the significance of the heritage asset”. In this context, it
should be noted that none of the non-designated heritage assets identified as potentially
being affected are of greater than ‘low’ or ‘limited’ significance and, in the instance of the
ridge and furrow and the two ‘historic buildings’, the level of harm is also ‘limited’, ‘very
limited’ or ‘negligible’.

As such, there is no reason in terms of non-designated heritage assets as to why the site
should not be allocated and could not accommodate development in the future.
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Section 5
Conclusions

This Archaeology and Heritage Appraisal has been produced by the Environmental
Dimension Partnership Ltd on behalf of Rainier Developments Ltd. It considers the primary
archaeological and heritage issues in relation to the proposed allocation of Land on South
Side of Keeley Lane (‘the site’), Wootton, in the Bedford Borough Local Plan and emerging
Wootton Neighbourhood Plan. The following reiterates the key findings of this report.

Only three designated heritage assets are identified as drawing significance from the site,
all of which are Grade |l listed buildings. However, in each instance the nature of this
association is such that the site makes no more than a ‘very limited’ or ‘negligible’
contribution, and sensitive masterplanning could minimise or otherwise avoid the potential
for harm to these assets through the allocation/development of the site.

In the instances of the two listed buildings where there is likely to be residual harm, this
would only be very small or negligible, and unquestionably at the lower/lowest end of less
than substantial harm. Any residual harm would need to be clearly and convincingly
justified (paragraph 194 of the NPPF) and balanced against the public benefits of
implementing a residential scheme on the site (paragraph 196 of the NPPF) and it would
be a matter of judgement for the decision maker to decide its acceptability. Therefore, in
terms of designated heritage assets, there is no reason why the site should not be included
in the Local Plan and the Neighbourhood Plan, and every reason to believe that (based on
the indicative masterplan) a future application would be NPPF compliant.

In terms of non-designated heritage assets, the site is identified as having a moderate
potential to contain archaeological remains from the Roman period, albeit most likely
heavily truncated and of no greater than low value. It has a low potential to contain
archaeological remains from any other periods, apart from very low value features and
deposits related to medieval and later farming practices.

As such, the site has a low potential to contain archaeological remains that would be of
such significance as to warrant preservation in situ and influence its capacity or
deliverability for residential development.

In terms of the ridge and furrow within the site, this forms one small part of a much wider
area of earthworks that extends to the west and south, which is not considered to be of
more than local/low value. The ridge and furrow in the north, east and centre of the site
has either been removed or heavily eroded by post-medieval quarrying and modern farming
practices.

Two ‘historic buildings’ are close to the site to the west and north, which are identified as
being of no more than low or very low/negligible significance. They draw a limited
contribution to this from the site, as an area of undeveloped farmland with otherwise no
known historic or functional links.
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When considering the potential for harm to these non-designated heritage assets,
paragraph 197 of the NPPF requires a ‘balanced judgement’, having “regard to the scale
of harm or loss and the significance of the heritage asset”. In this context, it should be
noted that none of the non-designated heritage assets identified as potentially being
affected are of greater than ‘low’ value, and, in the instance of the ridge and furrow and
the two ‘historic buildings’, the level of harm is also ‘limited’, ‘very limited’ or ‘negligible’.
Therefore, non-designated heritage assets are not considered to be constraints of such
magnitude that they should preclude the allocation or future development of the site.

In conclusion, it is the finding of this report that the potential impacts of the draft allocation
on designated and non-designated heritage assets are of insufficient scale to warrant
development being prevented or severely restricted, such as to make its deliverability
unviable. Therefore, in archaeological and heritage terms, there is no reason as to why the
site should not continue to be allocated, given that there is every reason to believe that it
could be delivered in accordance with the relevant provisions of the NPPF and the provision
in the adopted Local Plan (2030).
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Images

Image EDP 1: View from the site looking north toward the Grade | listed Parish Church of St Mary the Virgin
(1249239). Note that there are distant views where the tower and spire are the only visible
elements. Also note that it is appreciated in the context of intervening 20t century housing.
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Image EDP 2: View from the north-west corner of the site looking north toward the Grade Il listed 35 Keeley
Lane (1249335), the gable end chimney of which can just be seen in the centre of the
photograph.
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Plans
Plan EDP 1 Designated Heritage Assets
(edp5442_d002a 29 July 2019 GY/MM)
Plan EDP 2 Known Non-designated Heritage Assets
(edp5442_d003a 29 July 2019 GY/MM)
Plan EDP 3 Extracts from (a) Wootton Enclosure Map (1838); and (b) First Edition

Ordnance Survey Map (1883)
(edp5442_d004 29 July 2019 GY/MM)
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