Item

No. 14

APPLICATION NUMBER CB/16/04522/FULL

LOCATION 9 Coppice Mead, Stotfold, Hitchin, SG5 4JX
PROPOSAL Erection of new dwelling.
PARISH Stotfold
WARD Stotfold & Langford
WARD COUNCILLORS Clirs Dixon, Saunders & Saunders
CASE OFFICER Mark Spragg
DATE REGISTERED 03 October 2016
EXPIRY DATE 28 November 2016
APPLICANT Explorer Properties Ltd
AGENT Eric M Adkins & Associates
REASON FOR Call in by Clir Brian Saunders
COMMITTEE TO
DETERMINE - Number of parking spaces
- Flooding issues
RECOMMENDED
DECISION Full Application - Approval recommended

Recommendation

That Planning Permission be approved subject to the following:

RECOMMENDED CONDITIONS / REASONS

The development hereby permitted shall begin not later than three years
from the date of this permission.

Reason: To comply with Section 91 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, notwithstanding the details submitted
with the application, until details of the materials to be used for the
external walls and roofs of the development hereby approved have
been submitted to and approved in writing by the Local Planning
Authority. The development shall thereafter be carried out in
accordance with the approved details.

Reason: To control the appearance of the building in the interests of
the visual amenities of the locality.
(Section 7, NPPF)

No development shall take place until a written scheme of
archaeological investigation; that adopts a staged approach and
includes post excavation analysis and publication, has been submitted
to and approved in writing by the Local Planning Authority. The said
development shall only be implemented in full accordance with the
approved archaeological scheme.”



Reason: This condition is pre-commencement as a failure to secure
appropriate archaeological investigation in advance of development
would be contrary to paragraph 141 of the National Planning Policy
Framework (NPPF) that requires developers to record and advance of
understanding of the significance of any heritage assets to be lost
(wholly or in part) as a consequence of the development.

No development shall take place until details of the existing and final
ground 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, the location of which shall first be agreed in
writing with the Local Planning Authority. Thereafter the site shall be
developed in full accordance with the approved details.

Reason: To ensure that an acceptable relationship results between the
new development and adjacent buildings and public areas.
(Section 7, NPPF)

The dwelling hereby approved shall not be occupied until details of the bin
storage area has been submitted to and approved in writing by the Local
Planning Authority and the bin storage area has been implemented in
accordance with the approved details. The bin storage areas shall be
retained thereafter.

Reason: In the interest of amenity. (Section 7, NPPF)

The voids shall be incorporated into the development as indicated on
drawing 612-1R2 and constructed as detailed in paragraphs 6.1 and 6.2.1 of
the Flood Risk Assessment, dated October 2016, unless otherwise agreed in
writing by the Local Planning Authority. The voids and entrance grilles shall
thereafter be maintained and kept free of obstructions at all times.

Reason: To prevent flooding.(Section 10, NPPF)

The proposed dwelling shall not be occupied until the modified/widened
access has been formally constructed in accordance with Central
Bedfordshire Council’s Specification for vehicular access.

Reason: In order to minimise danger, obstruction and inconvenience to
users of the highway and the premises. (Section 4 NPPF)

Before the modified/widened access is first brought into use an area of land
across the whole of the site frontage measuring at least 2.4m from and
parallel to the nearside edge of the adjacent road carriageway shall be
provided and thereafter be kept free of all obstruction to visibility exceeding a
height of 600mm above the adjoining carriageway level.

Reason: To provide adequate visibility between the existing highway and the
modified/widened access and to make the access safe and convenient for
the traffic that is likely to use it. (Section 4 NPPF)
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Before the proposed dwelling is first occupied all on site vehicular areas shall
be surfaced in a manner to the Local Planning Authority’s approval so as to
ensure satisfactory parking of vehicles outside highway limits.
Arrangements shall be made for surface water from the site to be intercepted
and disposed of separately so that it does not discharge into the highway.

Reason: In order to minimise danger, obstruction, and inconvenience to
users of the highway and of the premises. (Section 4 NPPF)

A scheme shall be submitted for approval in writing by the Local Planning
Authority indicating the positions, design, materials and type of boundary
treatment to be erected. The boundary treatment shall be completed in
accordance with the approved scheme before the dwelling is occupied and
be thereafter retained.

Reason: To safeguard the appearance of the completed development and
the visual amenities of the locality. (Section 7, NPPF)

A landscaping scheme to include all hard and soft landscaping shall be
submitted to and approved in writing by the Local Planning Authority. The
approved scheme shall be implemented by the end of the full planting
season immediately following the completion and/or first use of any separate
part of the development (a full planting season means the period from
October to March). The trees, shrubs and grass shall subsequently be
maintained in accordance with the approved landscape maintenance
scheme and any which die or are destroyed during this period shall be
replaced during the next planting season.

Reason: To ensure an acceptable standard of landscaping. (Sections 7 &
11, NPPF)

The first floor windows in the north and south elevations of the development
hereby permitted shall be permanently fitted with obscured glass of a type to
substantially restrict vision at all times and shall be non-opening, unless the
parts of the window(s) which can be opened are more than 1.7m above the
floor of the room(s) in which the window(s) is installed. No further windows
or other openings shall be formed in the flank elevations.

Reason: To safeguard the privacy of occupiers of adjoining properties
(Section 7, NPPF)

Notwithstanding the provisions of Part 1, Classes A and E of Schedule 2 to
the Town and Country Planning (General Permitted Development) Order
2015 (or any order revoking and re-enacting that Order with or without
modification), no further development shall be carried out without the grant of
further specific planning permission from the Local Planning Authority.

Reason: To control the external appearance of the building/s in the interests
of the amenities of the area and having regard to potential flooding in the
vicinity. (Section 7, NPPF)

In the event that contamination is found at any time when carrying out the



15

approved development, it shall be reported in writing immediately to the
Local Planning Authority. An investigation and risk assessment shall then be
undertaken by a competent person, in accordance with 'Model Procedures
for the Management of Land Contamination, CLR 11'. A written report of the
findings should be forwarded for approval to the Local Planning Authority.
Following completion of remedial measures a verification report shall be
prepared that demonstrates the effectiveness of the remediation carried out.
No part of the development should be occupied until all remedial and
validation works are approved in writing.

Reason: To ensure that risks from land contamination to the future users of
the land and neighbouring land are minimised. (Section 11, NPPF)

The development hereby permitted shall not be carried out except in
complete accordance with the details shown on the submitted plans,
numbers 612-1R2, os 1:1250, Flood Risk Assessment October 2016. .

Reason: To identify the approved plans and to avoid doubt.

INFORMATIVE NOTES TO APPLICANT

1.

In accordance with Article 35 (1) of the Town and Country Planning
(Development Management Procedure) (England) Order 2015, the reason
for any condition above relates to the Policies as referred to in the National
Planning Policy Framework (NPPF) and the Core Strategy for North Central
Bedfordshire.

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 no works associated with the construction of
the vehicular access should be carried out within the confines of the public
highway without prior consent, in writing, of the Central Bedfordshire
Council. Upon receipt of this Notice of Planning Approval, the applicant is
advised to contact Central Bedfordshire Council's Highway Help Desk, Tel:
0300 300 8049 quoting the Planning Application number. This will enable
the necessary consent and procedures under Section 184 of the Highways
Act to be implemented. The applicant is also advised that if any of the works
associated with the construction of the vehicular access affects or requires
the removal and/or the relocation of any equipment, apparatus or structures
(e.g. street name plates, bus stop signs or shelters, statutory authority
equipment etc.) then the applicant will be required to bear the cost of such
removal or alteration. The applicant is advised that the requirements of the
New Roads and Street Works Act 1991 will apply to any works undertaken
within the limits of the existing public highway. Further details can be
obtained from the Traffic Management Group Highways and Transport
Division, Central Bedfordshire Council, Priory House, Monks Walk,



Chicksands, Shefford, SG17 5TQ

4. The applicant is advised that the requirements of the New Roads and Street
Works Act 1991 will apply to any works undertaken within the limits of the
existing public highway. Further details can be obtained from the Traffic
Management Group Highways and Transport Division, Central Bedfordshire
Council, Priory House, Monks Walk, Chicksands, Shefford, SG17 5TQ

5. The applicant is advised that parking for contractor’'s vehicles and the
storage of materials associated with this development should take place
within the site and not extend into within the public highway without
authorisation from the highway authority. If necessary the applicant is
advised to contact Central Bedfordshire Council’s Highway Help Desk on
03003008049. Under the provisions of the Highways Act 1980 the
developer may be liable for any damage caused to the public highway as a
result of construction of the development hereby approved.

Statement required by the Town and Country Planning (Development Management
Procedure) (England) Order 2015 - Part 6, Article 35

The Council acted pro-actively through positive engagement with the applicant at the pre-
application stage and during the determination process which led to improvements to the
scheme. 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

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



