Item No. 10

APPLICATION NUMBER CB/16/05852/FULL

LOCATION Land off Harrow Way, Shefford

PROPOSAL Construction of six new dwellings

PARISH Shefford

WARD Shefford

WARD COUNCILLORS Clirs Liddiard & Brown

CASE OFFICER Lisa Newlands

DATE REGISTERED 10 March 2017

EXPIRY DATE 05 May 2017

APPLICANT Warden Developments Limited

AGENT Phillips Planning Services Limited

REASON FOR Called in by Clir Brown on the following grounds:
COMMITTEE TO e due to the rising height of the plot from the
DETERMINE house (23 Queen Elizabeth Close) the house on

plot 1 would be extremely overbearing

e turn the house on plot 1 through 90 degrees to
prevent overlooking on 23 Queen Elizabeth
Close.

RECOMMENDED
DECISION Full Application — Recommended for Approval

Recommendation:

That Planning Permission be approved 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.

No development shall take place on the external walls/ roof, 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 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)

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 use hereby permitted is
commenced / before the building(s) is/are occupied] and be thereafter
retained.

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

No development shall take place until 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 have been 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)

No development shall take place until details of the method of disposal
of foul and surface water drainage have been submitted to and agreed
in writing by the Local Planning Authority, including any land drainage
system. Thereafter no part of the development shall be occupied or
brought into use until the approved drainage scheme has been
implemented.

Reason: To ensure that adequate foul and surface water drainage is
provided and that existing and future land drainage needs are
protected.

(Section 10, NPPF)

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any order revoking and re-enacting
that Order with or without modification), no windows shall be inserted into the
rear elevation of Plot 1, without the grant of further specific planning



10

11

permission from the Local Planning Authority.

Reason: To protect the privacy of neighbouring residents.
(Section 7, NPPF)

Notwithstanding the provisions of the Town & Country Planning (General
Permitted Development) Order 2015, (including any Order amending,
revoking or re-enacting that Order, with or without modification) no
balustrading, or similar means of enclosing any part of the roof area
(including any roof void) of the rear single storey projection on plot 1 hereby
permitted, shall be installed, nor shall any part of the said roof area be used
as a balcony, roof garden, or similar amenity area without the grant of a
further specific planning permission from the Local Planning Authority.

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

No development shall take place until a written scheme of
archaeological investigation; that includes provision for post
excavation analysis and publication has been submitted to and
approved in writing by the Local Planning Authority. The development
hereby approved shall only be implemented in full accordance with the
approved 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 NPPF. To record and
advance understanding of the heritage assets with archaeological
interest which will be unavoidably affected as a consequence of the
development (and to secure that protection and management of
archaeological remains preserved in situ within the development).
(Section 7, NPPF)

No dwelling shall be occupied until the means of access, garages, car ports,
parking areas and turning areas shown on drawing number 16745-PL02-Rev
H have been laid out, drained and surfaced in accordance with details
previously submitted to and approved in writing by the Local Planning
Authority and those areas shall not thereafter be used for any other purpose.

Reason: To provide a satisfactory means of access and to enable vehicles to
draw off, park and turn clear of the highway in order to minimise conditions
of danger, obstruction and inconvenience to users of the adjoining
highway.(Policy DM3, CSDM)

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (or any order revoking and re-enacting
that Order with or without modification), any garage, car port or parking
space hereby permitted shall be kept permanently available for the parking
of motor vehicles.

Reason: To ensure that off-street parking is retained in the interests of
highway safety.
(Section 4, NPPF)
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In the absence of any detailed information submitted with the planning
application relating to construction, no development shall be
commenced until a construction method statement has been submitted
to and approved in writing by the local planning authority. The
approved statement shall include:

° The hours of construction work and deliveries;

° Parking of vehicles for site operatives and visitors;

o Loading and unloading of plant and materials;

. Storage of plant and materials used in constructing the

development;
Wheel washing facilities;
Construction traffic routes; and
° Details of the responsible person who can be contacted in
the event of a complaint.
and all works shall be undertaken in accordance with the approved
details.

Reason: To ensure the safe operation of the surrounding road network
during the construction period. (Section 4, NPPF)

No development shall commence on the external surfaces of the dwellings
hereby approved, until a scheme for the provision of integrated bat and bird
boxes at a ratio of 1 per dwelling has been submitted to and approved in
writing by the Local Planning Authority. The scheme shall be implemented in
full in accordance with the approved details.

Reason: To ensure a net gain in biodiversity (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 16745-PLO1-Rev A; 16745-PL02-Rev H; 16745-PL03-Rev H;
16745-PL0O4-Rev D; 16745-PL05-Rev D; 16745-PL06-Rev C; 16745-PLO7-
Rev C; 16745-PL08-Rev C; 16745-PL09; 16745-PL10 Rev A; 16745-PL11
Rev B

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

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.

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.



3. 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 Agreement
officer Tel: 0300 300 5268 quoting the Planning Application number. This
will enable the necessary consent and procedures under Section 278 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.

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 Central
Bedfordshire Council's Highways Helpdesk Tel: 0300 300 8049

5. The applicant is advised that all cycle parking to be provided within the site
shall be designed in accordance with the Central Bedfordshire Council’s
“Cycle Parking Annexes — July 2010”.

6. 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
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.



