
Item No. 17  

APPLICATION NUMBER CB/16/05250/FULL
LOCATION The Paddocks, Springfield Road, Eaton Bray, 

Dunstable, LU6 2JT
PROPOSAL Demolition of existing barn and workshops and 

construction of residential dwelling. 
PARISH  Eaton Bray
WARD Eaton Bray
WARD COUNCILLORS Cllr Janes
CASE OFFICER  Nicola Darcy
DATE REGISTERED  09 November 2016
EXPIRY DATE  04 January 2017
APPLICANT  Mr Janes
AGENT  Mr C A Emmer
REASON FOR 
COMMITTEE TO 
DETERMINE

Applicant is a Member of the Council

RECOMMENDED
DECISION Full Application - Recommended for Approval

Recommendation:

That Planning Permission be  GRANTED  subject to the following:

RECOMMENDED CONDITIONS

1 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.

2 Best practical means shall be taken at all times to ensure that all vehicles 
leaving the development site during construction of the development are in a 
condition such as not emit dust or deposit mud, slurry or other debris on the 
highway, in particular efficient means shall be installed prior to 
commencement of the development and thereafter maintained and employed 
at all times during construction of the development of cleaning the wheels of 
all lorries leaving the site.

Reason:  To minimise the impact of construction vehicles and to improve the 
amenity of the local area. 
(Section 4, NPPF)

3 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, which is situated in the Green Belt and 
adjoining the AONB and AGLV.
(Policies BE8 & NE3, SBLPR and Sections 7, 9 &11, NPPF)

4 Before the premises are 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. 
(Policies BE8 & T10, SBLPR and Sections 4 & 7, NPPF)

5 If during any site investigation, excavation, engineering or construction works 
evidence of land contamination is identified, the applicant shall notify the Local 
Planning Authority without delay. Any land contamination identified, shall be 
remediated to the satisfaction of the Local Planning Authority to ensure that 
the site is made suitable for its end use.

Reason:  To protect human health and the environment.
(Section 11, NPPF)

6 Notwithstanding the provisions of Part 1, Class A 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 
extensions to the dwelling hereby permitted shall be carried out without the 
grant of further specific planning permission from the Local Planning Authority.

Reason: To prevent harm being caused to the openness of the Green Belt.  
(Section 9, NPPF)

7 Notwithstanding the provisions of Part 1 Class E of Schedule 2 to the Town 
and Country (General Permitted Development) Order 2015 (or any order 
revoking and re-enacting that Order with or without modification), no buildings 
or other structures shall be erected or constructed within the curtilage of the 
property without the grant of further specific planning permission from the 
Local Planning Authority.

Reason: To prevent harm being caused to the openness of the Green Belt.  
(Section 9, NPPF)

8 Prior to the commencement of the construction phase of development, a 
landscaping scheme to include all hard and soft landscaping and a scheme for 
landscape maintenance for a period of five years following the implementation 
of the landscaping scheme 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, in the interests of 
the visual amenities of the area which is situated within the Green Belt and 
adjoining the AONB and AGLV.
(Policies BE8 & NE3, SBLPR & Sections 7, 9 & 11, NPPF)

9 Prior to the first occupation of the development hereby approved, a plan shall 
be submitted clearly demarcating the residential curtilage of the dwelling and a 
scheme for proposed boundary treatment to separate the residential curtilage 
from the surrounding land.  The boundary scheme shall be implemented and 
retained thereafter. 

Reason: To prevent the intrusion of the residential curtilage into the open 
countryside to the detriment of the character and openness of the Green Belt 
and the adjoining AONB and AGLV.
(Policies BE8 & NE3 and Sections 7, 9 &11, NPPF)

10 The development hereby permitted shall not be carried out except in complete 
accordance with the details shown on the submitted plans, numbers 0101, 
0102, 0103 & 0104.

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 South 
Bedfordshire Local Plan Review (SBLPR) and the National Planning Policy 
Framework (NPPF).

2. 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.

3. The Buckingham & River Ouzel Internal Drainage Board advise that it is 
essential that ground conditions be investigated and if found satisfactory, the 
soakaways constructed in accordance with the latest Building Research 
Establishment Digest.
In the event that ground conditions are found not to be suitable for soakaway 
drainage, any direct discharge to the nearby watercourse will require the 
Board's prior consent. Please contact the Internal Drainage Board at Vale 
House, Broadmead Road, Stewartby, Bedford. MK43 9ND - Telephone 



(01234 767995) - E-mail contact@idbs.org.uk 

4. The Environment Agency advises the following;

The developer should address risks to controlled waters from contamination at 
the site, following the requirements of the National Planning Policy Framework 
and the Environment Agency Guiding Principles for Land Contamination, 
which can be found here:
https://www.gov.uk/government/publications/managing-and-reducing-land-
contamination

Infiltration Sustainable Drainage Systems (SuDS)
The water environment is potentially vulnerable and there is an increased 
potential for pollution from inappropriately located and/or designed infiltration 
(SuDS). We consider any infiltration (SuDS) greater than 2.0 m below ground 
level to be a deep system and are generally not acceptable. All infiltration 
SuDS require a minimum of 1.2 m clearance between the base of infiltration 
SuDS and peak seasonal groundwater levels. All need to meet the criteria in 
our Groundwater Protection: Principles and Practice (GP3) position 
statements G1 to G13 which can be found here:
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/
297347/LIT_7660_9a3742.pdf. 
In addition, they must not be constructed in ground affected by contamination.

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.

DECISION
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