Item No. 10

APPLICATION NUMBER CB/16/03885/0UT

LOCATION Land at East Lodge, Hitchin Road, Stotfold,
Hitchin, SG5 4AA
PROPOSAL Outline Application: 18 No. 2 storey family houses

on area of open land, former gravel workings, to
the north west of the junction of Hitchin Road and

Eliot Way
PARISH Fairfield
WARD Stotfold & Langford
WARD COUNCILLORS Clirs Dixon, Saunders & Saunders
CASE OFFICER Alex Harrison
DATE REGISTERED 27 September 2016
EXPIRY DATE 27 December 2016
APPLICANT P.J.Livesey Holdings Ltd
AGENT
REASON FOR The scheme is a departure from the development
COMMITTEE TO plan.
DETERMINE Parish Council objection to a major application
RECOMMENDED
DECISION Outline Application - Approval recommended

Recommendation:

That Planning Permission be granted subject to completing a S106 agreement the
following:

RECOMMENDED CONDITIONS / REASONS

1 Application for approval of the reserved matters shall be made to the local
planning authority not later than three years from the date of this permission.

Reason: To comply with Section 92 of the Town and Country Planning Act
1990 as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.

2 Details of the access, layout, scale, appearance and landscaping, including
boundary treatments (hereinafter called "the reserved matters") shall be
submitted to and approved in writing by the local planning authority before
any development begins and the development shall be carried out as
approved.

Reason: To comply with Article 3 of the Town and Country Planning
(General Development Procedure) Order 1995 (as amended).

3 The development hereby permitted shall begin not later than two years from



the date of approval of the last of the reserved matters to be approved.

Reason: To comply with Section 92 of the Town and Country Planning Act
1990 as amended by Section 51 of the Planning and Compulsory Purchase
Act 2004.

No development shall take place until an Environmental Construction
Management Plan detailing access arrangements for construction
vehicles, on-site parking, loading and unloading areas, materials
storage areas and wheel cleaning arrangements shall be submitted to
and approved in writing by the Local Planning Authority. The
construction of the development shall be carried out in accordance
with the approved Environmental Construction Management Plan.

Reason: In the interest of highway safety, to ensure a satisfactory
standard of construction and layout for the development and to comply
with Policy DM3 of the Core Strategy and Development Management
Policies 2009.

No development shall take place until details of the existing and final
ground, ridge and slab levels of the buildings hereby approved have
been submitted to and approved in writing by the Local Planning
Authority. Such details shall include sections through both the site and
the adjoining properties. Thereafter the site shall be developed in
accordance with the approved details.

Reason: To ensure that an acceptable relationship results between the
new development and adjacent buildings and public areas in
accordance with policy DM3 of the Core Strategy and Development
Management Policies (2009).

No development shall take place until details of hard and soft
landscaping (including details of a robust planting belt at the northern
part of the site, boundary treatments and public amenity open space,
Local Equipped Areas of Play and Local Areas of Play) together with a
timetable for its implementation have been submitted to and approved
in writing by the Local Planning Authority. The development shall be
carried out as approved and in accordance with the approved
timetable.

Reason: To ensure that the appearance of the development would be
acceptable in accordance with Policy DM3 of the Core Strategy and
Development Management Policies 2009

No development shall take place shall take place until a Landscape
Maintenance and Management Plan for a period of ten years from the
date of its delivery in accordance with Condition 7 has been submitted
to and approved in writing by the Local Planning Authority. The
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scheme shall include details of the management body, who will be
responsible for delivering the approved landscape maintenance and
management plan. The landscaping shall be maintained and managed
in accordance with the approved plan following its delivery in
accordance with Condition 7.

Reason: To ensure that the appearance of the site would be acceptable
in accordance with Policy DM3 of the Core Strategy and Development
Management Policies 2009

No vehicle or pedestrian access shall be permitted from or onto Hitchin Road
as part of any reserved matters application.

Reason: To ensure the provision of appropriate access arrangements and
associated off-site highway works in the interests of highway safety.

Any subsequent reserved matters application shall include the following;

e Full engineering details of the access arrangements shall be
submitted to and approved by the Local Planning Authority and no
dwelling shall be brought into use until such time as the agreed works
have been implemented.

e Estate roads designed and constructed to a standard appropriate for
adoption as public highway.

e Pedestrian and cycle linkages to existing routes

e Vehicle parking and garaging in accordance with the councils
standards applicable at the time of submission.

e Cycle parking and storage in accordance with the councils standards
applicable at the time of submission.

e A Construction Traffic Management Plan detailing access
arrangements for construction vehicles, routing of construction
vehicles, on-site parking and loading and unloading areas.

e Materials Storage Areas.

e Wheel cleaning arrangements.

e A Residential Travel Plan.

Reason: To ensure that the development of the site is completed to provide
adequate and appropriate highway arrangements at all times.

No development shall commence until a detailed surface water drainage
scheme, including construction and maintenance plans, for the site based
on the agreed Surface Water Drainage Strategy (October 2015) has been
submitted to and approved in writing by the Local Planning Authority. The
scheme shall include provision of attenuation and a restriction in run-off rates
as outlined in the Surface Water Drainage Strategy (October 2015). The
scheme shall be implemented in accordance with the approved details
before the development is completed and shall be managed and maintained
thereafter in accordance with the agreed maintenance plan.

Reason: To prevent the increased risk of flooding, to improve and protect
water quality, and improve habitat and amenity in accordance with Policy 49
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of Development Strategy for Central Bedfordshire Revise Pre-Submission
Version June 2014.

No development shall take place until a foul water strategy has been
submitted to and approved in writing by the Local Planning Authority.
Unless otherwise agreed in writing the works shall be carried out in
accordance with the approved details prior to the occupation of any
dwelling subsequently approved.

Reason: To prevent the increased risk of flooding, to improve and
protect water quality, and improve habitat and amenity in accordance
with policy DM2 of the Core Strategy and Development Management
Policies 2009.

No development shall take place (including ground works or site
clearance) until a method statement for the creation of new wildlife
features such as hibernacula and the erection of bird/bat boxes in
buildings/structures and tree, hedgerow, shrub and wildflower
planting/establishment has been submitted to and approved in writing
by the local planning authority. The content of the method statement
shall include the:

a) purpose and objectives for the proposed works;

b) detailed design(s) and/or working method(s) necessary to achieve
stated objectives (including, where relevant, type and source of
materials to be used);

c) extent and location of proposed works shown on appropriate scale
maps and plans;

d) timetable for implementation, demonstrating that works are aligned
with the proposed phasing of construction;

e) persons responsible for implementing the works;

The works shall be carried out strictly in accordance with the approved
details and shall be retained in that manner thereafter

Reason: To ensure development is ecologically sensitive and secures
biodiversity enhancements in accordance with the National Planning
Policy Framework.

No development shall take place until details have been submitted to
and approved in writing by the Local Planning Authority showing how
renewable and low energy sources would generate 10% of the energy
needs of the development and also showing water efficiency measures
achieving 110 litres per person per day. The works shall then be carried
out in accordance with the approved details.

Reason: In the interests of sustainability.

The dwellings pursuant to this permission shall be of a scale no higher than
two storeys.

Reason: For the avoidance of doubt and to ensure that the site is developed
having regard to the impact of the setting of Fairfield and the character of the
area. (CSDMP DM3)
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No development shall take place (including demolition, ground works,
vegetation clearance) until a construction environmental management
plan (CEMP: Biodiversity) has been submitted to and approved in
writing by the local planning authority. The CEMP (Biodiversity) shall
include the following.

a) Risk assessment of potentially damaging construction activities.

b) Identification of “biodiversity protection zones”.

c) Practical measures (both physical measures and sensitive working
practices) to avoid or reduce impacts during construction (may be
provided as a set of method statements).

d) The location and timing of sensitive works to avoid harm to
biodiversity features.

e) The times during construction when specialist ecologists need to be
present on site to oversee works.

f) Responsible persons and lines of communication.

g) Use of protective fences, exclusion barriers and warning signs.

The approved CEMP shall be adhered to and implemented throughout
the construction period in accordance with the approved details,
unless otherwise agreed in writing by the local planning authority.

Reason: To ensure the development of the site is acceptable in the
interests of biodiversity.

The development hereby permitted shall not be carried out except in
complete accordance with the details shown on the submitted plans,
numbers 436/05(01)001 A.

Reason: To identify the approved plan/s and to avoid doubt.

The first reserved matters application pursuant to the outline proposal
hereby approved shall include details to demonstrate how the dwellings will
be constructed to meet Lifetime Homes standard. Works shall be carried out
in accordance with the approved details.

Reason: To ensure that the dwellings are fully adaptable and accessible in
the interests of good design and housing mix in the interests of policy DM3
of the Core Strategy and Development Management Policies 2009.

INFORMATIVE NOTES TO APPLICANT

1.

This permission relates only to that required under the Town & Country
Planning Acts and does not include any consent or approval under any other
enactment or under the Building Regulations. Any other consent or approval
which is necessary must be obtained from the appropriate authority.

The applicant is advised that if it is the intention to request Central
Bedfordshire Council as Local Highway Authority, to adopt any highways



within the site as maintainable at the public expense then details of the
specification, layout and alignment, width and levels of the said highways
together with all the necessary highway and drainage arrangements,
including run off calculations shall be submitted to the Development Control
Group, Development Management Division, Central Bedfordshire Council,
Priory House, Monks Walk, Chicksands, Shefford SG17 5TQ . No
development shall commence until the details have been approved in writing
and an Agreement made under Section 38 of the Highways Act 1980 is in
place.

The applicant is advised that no highway surface water drainage system
designed as part of any reserved matters development, will be allowed to
enter any existing highway surface water drainage system without the
applicant providing evidence that the existing system has sufficient capacity
to account for any highway run off generated by that development. Existing
highway surface water drainage systems may be improved at the
developers expense to account for extra surface water generated. Any
improvements must be approved by the Development Control Group,
Development Management Division, Central Bedfordshire Council, Priory
House, Monks Walk, Chicksands, Shefford SG17 5TQ.

This permission is subject to a legal obligation under Section 106 of the
Town & Country Planning Act 1990.

Statement required by the Town and Country Planning (Development Management

Procedure) (England) Order 2015 - Part 6, Article 35

Discussion with the applicant to seek an acceptable solution was not necessary in this
instance. The Council has therefore acted pro-actively to secure a sustainable form of
development in line with the requirements of the Framework (paragraphs 186 and 187) and
in accordance with the Town and Country Planning (Development Management Procedure)

(England) Order 2015.

NOTES

(1) In advance of the consideration of the application the Committee were
advised of an additional consultation response received from The
Conservation Officer and clarification to the wording of Paragraph 5.1 of
the report.

(2) In advance of the consideration of the application the Committee
received representations made under the Public Participation Scheme.



