
Item No. 7  

APPLICATION NUMBER CB/17/01585/FULL
LOCATION Land between Taylors Road and Astwick Road 

North of 51 Astwick Road, Astwick Road, Stotfold
PROPOSAL Residential development of 26 dwellings to 

include landscaping, access, parking and all 
ancillary works 

PARISH  Stotfold
WARD Stotfold & Langford
WARD COUNCILLORS Cllrs Dixon, Saunders & Saunders
CASE OFFICER  Nikolas Smith
DATE REGISTERED  31 March 2017
EXPIRY DATE  30 June 2017
APPLICANT   GPS Estates Ltd
AGENT  Woods Hardwick Planning Ltd
REASON FOR 
COMMITTEE TO 
DETERMINE

This is a major application and the Town Council 
has objected

RECOMMENDED
DECISION Full Application - approve

Recommendation:

That Planning Permission be granted subject to the completion of a S106 agreement 
including a S106 obligation requiring that all of the dwellings are built within a five 
year period from the date of the permission (the ‘Build Rate Timetable’) and to the 
following 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 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. 



3 No development shall commence at the site before  details of the 
existing and final ground, ridge and slab levels of the buildings have 
been submitted to and approved in writing by the Local Planning 
Authority. The details shall include sections through both the site and 
the adjoining properties and the proposal 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). 

4 No development shall commence at the site before a timetable for the 
completion of landscaping at the site has 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.

5 No development commence at the site before 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. 

6 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 in accordance with Policies 
DM1 and DM2 of the Central Bedfordshire Core Strategy and 
Development Management Policies (2009).

7 No development shall commence at the site before a scheme of noise 
attenuation measures which will ensure that internal noise levels from 
industrial and road traffic noise sources shall not exceed 35 dB LAeq, 
07:00 – 23:00 in any habitable room or 30 dB LAeq 23:00 – 07:00 and 45 
dB LAmax 23:00-07:00 inside any bedroom, and that external noise 
levels from industrial and road traffic noise sources shall not exceed 
55 dB LAeq, (1hr) in outdoor amenity areas has been submitted to and 
approved in writing by the Local Planning Authority.  Any works which 



form part of the scheme approved by the local authority shall be 
completed and the effectiveness of the scheme shall be demonstrated 
through validation noise monitoring, with the results reported to the 
Local Planning Authority in writing,  before any permitted dwelling is 
occupied, unless an alternative period is approved in writing by the 
Authority.

Reason: To ensure suitable levels of amenity are provided for residents 
in accordance with policy DM3 of the Core Strategy and Development 
Management Policies 2009. 

8 In the event that contamination is found at any time when carrying out the 
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 no future investigation is required under Part 2A of 
the Environmental Protection Act 1990 in accordance with policy DM3 of the 
Core Strategy and Development Management Policies (2009). 

9 The development hereby permitted shall not be carried out except in 
complete accordance with the details shown on the submitted plans, 
numbers: 17772/1003, 17772/1004, 17772/100, 17772/101, 17772/102, 
17772/103, 17772/104, 17772/105, 17772/106, 17772/107, 17772/108, 
17772/109, 17772/110, 17772/111, 17772/112, 17772/113, 17772/114, 
3115.LS rev A, Planning Supporting Statement, Flood Risk Assessment and 
Surface Water Drainage Strategy, Green Travel Plan, Transport Statement 
and Landscape Proposal, Specification and Maintenance Scheme rev A

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

10 Not withstanding the submitted details, no development shall 
commence at the site before a revised detailed surface water drainage 
scheme for the site that includes demonstrable biodiversity and green 
infrastructure gains at the site has been submitted to and approved in 
writing by the Local Planning Authority. The scheme shall include 
provision of attenuation for the 1 in 100 year event (+40% allowance for 
climate change) and QBar restricted run-off rates and a geotechnical 
report providing evidence that foundations and soakaways will work as 
required given their close proximity and shall include . Any revisions to 
the agreed strategy shall be fully justified and approved before the 
development is completed and shall be managed and maintained 
thereafter in accordance with the agreed management and 
maintenance plan.  Details of how the system will be constructed 
including any phasing of the scheme, and how it will be managed and 
maintained after completion will also be included. 



The scheme shall be implemented in accordance with the approved 
final details before the development is completed, and shall be 
managed and maintained thereafter in accordance with the agreed 
management and maintenance plan.

Reason: To ensure the approved system will function to a satisfactory 
minimum standard of operation and maintenance and prevent the 
increased risk of flooding both on and off site, in accordance with para 
103 NPPF and to ensure that a net gain in biodiversity and green 
infrastructure is achieved at the site.

11 No building/dwelling shall be occupied before a ‘Maintenance and 
Management Plan’ for the entire surface water drainage system, inclusive of 
any adoption arrangements and/or private ownership or responsibilities has 
been submitted to and approved in writing by the Local Planning Authority. 
The approved surface water drainage scheme shall be correctly and fully 
installed as per the final approved details.

Reason : To ensure that the implementation and long term operation of a 
sustainable drainage system (SuDS) is in line with what has been approved, 
in accordance with Written Statement HCWS161.

12 No dwelling shall be occupied at the site before the  following works have 
been completed in full accordance with the submitted details:

 access to the site, including the visibility splays

 car parking

Reason: To ensure a satisfactory means of access and sufficient car parking 
is provided in the interests of highway safety in accordance with Policy DM3 
of the Central Bedfordshire Core Strategy and Development Management 
Policies (2009).

13 No development shall commence at the site before details of the 
footway extension along Astwick Road from the Drive to the existing 
footway at the boundary of no 51 and along Taylors Road from the 
shared driveway and existing footway at no.1 have been submitted to 
and approved in writing by the Local Planning Authority.  No dwelling 
hereby permitted shall be occupied until the existing carriageway is 
kerbed and a footway constructed in accordance with Central 
Bedfordshire design specifications.

Reason: To provide for pedestrian safety in accordance with Policy 
DM3 of the Central Bedfordshire Core Strategy and Development 
Management Policies (2009).

14 No dwelling shall be occupied at the site before details of waste storage and 
collection have been submitted to and approved in writing by the Local 



Planning Authority. The details shall be carried out as approved prior to the 
occupation of any dwelling at the site.

Reason: To ensure that adequate waste and recycling facilities are provided 
for future residents in accordance with Policy DM3 of the Central 
Bedfordshire Core Strategy and Development Management Policies (2009).

15 No development shall commence at the site before details of materials 
to be used in the external surfaces of the buildings at the site have 
been submitted to and approved in writing by the Local Planning 
Authority. The development shall be carried out in accordance with the 
approved details. 

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

16 No development shall commence at the site before details of cycle 
parking at the site have been submitted to and approved in writing by 
the Local Planning Authority. The development shall be carried out in 
accordance with the approved details prior to the occupation of any 
dwelling at the site.

Reason: To ensure that sustainable modes of transport are 
encouraged, in accordance with Policy DM3 of the Central 
Bedfordshire 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.

2. The applicant is advised that in order to comply with this permission it will be 
necessary for the developer of the site to enter into an agreement with 
Central Bedfordshire Council as Highway Authority under Section 278 of the 
Highways Act 1980 to ensure the satisfactory completion of the access and 
associated road improvements.  Further details can be obtained from the 
Development Control Group, Development Management Division,  Central 
Bedfordshire Council, Priory House, Monks Walk, Chicksands, Shefford 
SG17 5TQ.

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

4.

5.

The applicant is advised that no highway surface water drainage system 
designed as part of a new 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.

The applicant is encouraged to consider to provision of dwellings that meet 
Lifetime Homes Standards and to consider the distribution of affordable 
housing at the site to ensure tenure-blindness across the development.

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.
 


