
CENTRAL BEDFORDSHIRE COUNCIL 
 
 

At a meeting of the DEVELOPMENT MANAGEMENT COMMITTEE held in Council 
Chamber, Priory House, Monks Walk, Shefford on Wednesday, 9 November 2011 

 
PRESENT 

 
Cllr A Shadbolt (Chairman) 

 
 

Cllrs P N Aldis 
A R Bastable 
R D Berry 
D Bowater 
A D Brown 
Mrs C F Chapman MBE 
Mrs S Clark 
 

Cllrs I Dalgarno 
Mrs R J Drinkwater 
K Janes 
D Jones 
T Nicols 
I Shingler 
J N Young 
 

 

Apologies for Absence: Cllrs Mrs R B Gammons 
Ms C Maudlin 
P F Vickers 
Mrs C F Chapman (a.m only) 

 

Substitutes: Cllrs R W Johnstone (In place of Mrs R B Gammons) 
K C Matthews (In place of Ms C Maudlin) 
N Warren (In place of P F Vickers) 
 

 

Members in Attendance: Cllrs Mrs D B Green (a,m only) 
J Murray (a.m only) 
Mrs P E Turner MBE (p.m only) 
   
 

 
Officers in Attendance: Mr D Ager Highways Officer 
 Miss H Bell Committee Services Officer 
 Mr A Davie Head of Development Management 
 Mrs V Davies Principal Planning Officer 
 Mr A Emerton Managing Solicitor Planning, 

Property, Highways & Transportation 
 Mr R Fox Head of Development Planning and 

Housing Strategy 
 Mr D Hale Development Management Team 

Leader (South) 
 Mr S Harrison Senior Projects and Planning Officer 
 Ms L Kitson Beds & Luton Green Infrastructure 

Officer 
 Ms C Leach Senior Education Officer 
 Mr M Oake Archaeologist 
 Ms J Scott Landscape Officer 
 Mr J Spurgeon Principal Planning Officer 

 
 



DM -  09.11.11 
Page 2  

 
 
 

 

 
DM/11/66   Chairman's Announcements  

 
(1) The Chairman asked the Committee to silence their mobile phones for 

the duration of the meeting. 
 
(2) The Chairman advised that following the Planning Inquiry in respect of 

Biggleswade Medical Centre, the Planning Inspectorate had agreed with 
the decision taken by this Committee. 

 
(3) The Chairman advised that a request had been made to the Secretary of 

State to call in the decision relating to CB/10/04238/FULL relating to 
Tesco Stores Ltd, Vimy Road, Linslade, Leighton Buzard.  The National 
Planning Casework Unit had advised in writing that the case would not 
be called in and the Council were free to determine the application as 
they saw fit. 

 
(4) Councillor Bowater apologised and retracted comments made to a 

member of the public who represented Friends Of The Earth in relation 
to the above planning application made at the meeting held on 20 July 
2011. 

 
(5) The Chairman advised that it was his intention to vary the Scheme of 

Public Participation as set out in Annex 3, Part A4, Paragraph 4.  A time 
limit of 15 minutes would be permitted for each group of speakers. 

 
 

DM/11/67   Minutes  
 
RESOLVED 
 
that the Minutes of the meeting of the Joint Management Committee held 
on the 12 October 2011 be confirmed and signed by the Chairman as a 
correct record subject to the recording of Councillor Warren declaring an 
interest in respect of attending Dunstable Town Council and not Leighton 
Linslade Town Council (Minute No DM/11/55 refers) 
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DM/11/68   Members' Interests  

 
 
(a) Personal Interests:- 

 
 Member Item Nature of Interest Present or 

Absent 
during 
discussion 
 

 Cllr N Young  7 & 8 Chairman of the 
Luton & South 
Beds Joint 
Planning 
Committee 

Present 

 Cllr A Shadbolt 7 & 8 Member of Luton 
& South Beds 
Joint Planning 
Committee 

Present 

(b) Personal and Prejudicial Interests:- 
 
There were none. 
 

(c) Prior Local Council Consideration of Applications 
 
Cllr D Jones requested that the following be recorded in respect of 
Item 7: 
 
Together with my fellow Ward Member, Cllr Mrs Goodchild, had the 
benefit of a briefing from the developers in July 2009. 
 
I also paid a visit to the developer’s public consultation, also in July 
2009. 
 
I attended the meeting of the Houghton Regis Town Council’s 
Planning and Licensing Committee in December 2009 at which this 
matter was discussed, but did not speak or vote. 
 
In all of the above, I have been careful not to express any opinion on 
this matter prior to its consideration by this meeting. 
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DM/11/69   Petitions  
 
The Chairman advised that no petitions had been received. 
 

 
DM/11/70   Planning Enforcement Cases Where Formal Action Has Been Taken  

 
RESOLVED 
 
That the update on planning Enforcement cases where formal action has 
been undertaken be noted. 
 

 
DM/11/71   Late Sheet  

 
In advance of the consideration of the following Planning Applications the 
Committee received a Late Sheet advising of additional consultation/publicity 
responses, comments and proposed additional/amended conditions.  A copy of 
the Late Sheet is attached as an Appendix to these Minutes. 
 
During consideration of some of the Applications the Committee received 
representations from Members of the public in accordance with the Public 
Participation procedure as set out in Annex 3 of Part A4 of the Constitution. 
 

 
DM/11/72   Planning Application No. CB/09/06431/OUT  

 
RESOLVED 
 
that Planning Application No CB/09/06431/OUT relating to Land at 
Frenchs Avenue and Hillcroft/Weatherby, Dunstable and land to the West 
of Hillcroft including Maidenbower (Houghton Regis Ward) Bedfordshire 
be refused on the grounds as set out in the schedule appended to these 
Minutes. 
 

 
DM/11/73   Planning Application No. CB/11/03025/FULL  

 
RESOLVED 
 
That Planning Application No CB/11/03025/FULL relating to Formerly The 
Priory PH, High Street North, Dunstable be refused as set out in the 
schedule appended to these Minutes. 
 

 
DM/11/74   Adjournment of meeting  

 
The Committee adjourned at 12.40 p.m. 
 
The Committee re convened at 2.00 p.m. 
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DM/11/75   Planning Application No. CB/10/02161/FULL  
 
RESOLVED 
 
That Planning Application No CB/10/02161/FULL relating to Old Park 
Farm Way, Toddington be approved as set out in the schedule appended 
to these Minutes. 
 

 
DM/11/76   Planning Application No. CB/11/03370/FULL  

 
RESOLVED 
 
That Planning Application No CB/11/03370/FULL relating to Land to the 
rear of 197 , Hitchin Road, Arlesey be deferred for one cycle to enable 
clarification to be sought with regard to site measurements. 
 

 
DM/11/77   Planning Application No. CB/11/03169/OUT  

 
RESOLVED 
 
That Planning Application No CB/11/03169/OUT relating to Former Meller 
Beauty Premises, Sunderland Road, Sandy be approved subject to a 
section 106 agreement as set out in the schedule appended to these 
Minutes. 
 

 
DM/11/78   Planning Application No. CB/11/02984/VOC  

 
RESOLVED 
 
That Planning Application No CB/11/02984/VOC relating to Northill Lower 
School, Bedford Road, Northill be approved as set out in the schedule 
appended to these Minutes. 
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DM/11/79   Site Inspection Appointment(s)  
 
RESOLVED 
 
That the following Members be appointed to conduct any site inspections 
to be undertaken in advance of the next meeting of this Committee to be 
held on Monday 5 December 2011: 
 
Chairman (or his nominee) 
Vice-Chairman (or his nominee) 
Cllrs PN Aldis 
A Bastable 
D Bowater 
Mrs S Clarke 
R Johnstone (to act as a substitute if necessary) 
 

 
(Note: The meeting commenced at 10.00 a.m. and concluded at 5.00 p.m.) 
 
 

Chairman …………….………………. 
 

Dated …………………………………. 
 



LATE SHEET 
 
DEVELOPMENT MANAGEMENT COMMITTEE – 09 NOVEMBER 2011 
 
 
SCHEDULE A 
 

Item 7 (Page 13-64) – CB/09/06431/OUT – Land at Frenchs Avenue 
and Hillcroft/Weatherby, Dunstable and land to the west of Hillcroft 
including Maidenbower (Houghton Regis Ward), Bedfordshire. 
 
Additional Consultation/Publicity Responses 
 
We have received 167 additional signatures to the petition referred to on page 22, 
making a total of 2866 signatures. 
 
Being unable to attend this meeting the CPRE (response on page 41) has sent a 
further letter which is attached hereto. 
 
Additional Comments 
 
Since the report was written an appeal decision has been issued of considerable 
importance to this application (Appeal by Wainhomes (South West) Holdings Ltd on 
land at Treverbyn Road, St Austell, Cornwall). The Secretary of State’s letter of 31st 
October 2011 appears below and paragraphs 18 and 19 are instructive. We have 
therefore reviewed matters relating to timing of this decision in relation to the state of 
the Central Bedfordshire Development Strategy process. 
 
“The Planning System: General Principles” (2005, ODPM) states that “In some 
circumstances, it may be justifiable to refuse planning permission on grounds of 
prematurity where a DPD is being prepared or under review but it has not yet been 
adopted. This may be appropriate where a proposed development is so 
substantial…that granting permission could prejudice the DPD by predetermining 
decisions about the scale, location, or phasing of new development which are being 
addressed in the policy in the DPD. “ 
 
Planning legislation advocates a plan-led approach, particularly in relation to possible 
changes to the Green Belt (see PPG2), and this was the approach being followed by 
the Joint Committee with the joint Core Strategy.  
 
With the recent withdrawal of the Core Strategy officers were unsure as to whether a 
prematurity argument could be sustained in respect of the prejudicial impact of this 
site on the Central Bedfordshire Development Strategy process. However, the recent 
decision by the Secretary of State in relation to a large mixed-use development at St 
Austell in Cornwall suggests that the Localism agenda has placed increased 
emphasis on the plan-led system and the opportunity for community engagement it 
brings. The Cornwall Core Strategy was at a very early stage and at the time of the 
Public Inquiry in November 2010 options had just recently been agreed by Members 
for consultation in early 2011. However, despite this early stage the Inspector and the 
Secretary of State considered that the scale of the proposal was such as to prejudice 
the proper consideration of sites through the Core Strategy process.  
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The Central Bedfordshire Development Strategy is also at a very early stage. The 
Plan-making Programme agreed by Executive on 4 October 2011 made provision for 
public consultation on a draft strategy in May 2012. However, it is highly likely that, 
should this application proceed to appeal, the Central Bedfordshire Development 
Strategy would be further advanced by the time of any Public Inquiry than the 
Cornwall Core Strategy. On this basis, the early stage of the Development Strategy 
need not prevent a prematurity argument being sustained.  
 
With a search area across the whole of Central Bedfordshire, there are numerous 
alternative sites that would potentially compete with this site and that should be 
properly assessed and consulted upon. The size of the site at North West Dunstable 
is not as large as that at St Austell but the principle remains that strategic decisions 
on the location of large-scale new development should be made in the context of the 
planning policy process rather than on an ad hoc basis through Development 
Management decisions. It is suggested that this be added as a further reason for 
refusal.  
 
Additional Reason for Refusal 
 
(to be no.2, other reasons been moved down) 
 
The proposed development, by reason of its scale, would be prejudicial to the proper 
consideration of strategic sites and growth options through the Central Bedfordshire 
Development Strategy, contrary to the principles contained in national guidance in 
Planning System: General Principles.  
 
 
 

Item 8 (Page 65-76) – CB/11/03025/FULL – Formerly The Priory PH, 
High Street North, Dunstable, LU6 1EP. 
 
A previous planning application on this site for a similar scheme was refused under 
delegated powers on 2nd August 2011.  An appeal has been made against this 
application and is due to be heard at a hearing on 14th February 2012.  
 
Additional Consultation/Publicity Responses 
 
6 additional letters of support have been received since the report was completed. 
 
The letters raise many of the points included in the report plus those listed below. 
 
- the site is convenient for buses and shops 
- the building has been set on fire a number of times in the last few months 
- the site is overgrown and the building has fallen into disrepair 
- Dunstable doesn’t need another pub or restaurant 
 
A further response from the Environment Agency has been received.  The text of the 
report was amended to reflect the content of the letter however the comments of the 
Environment Agency were not included. 
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The Environment Agency is able to remove their objection but consider that 
permission should only be granted subject to a condition dealing with contamination. 
 
Further comments have also been received from the Housing Strategy Officer who, 
following additional information, advise that indicative figures show that the scheme 
may be unviable and that a commuted sum towards off-site affordable housing could 
be accepted.  The level of commuted sum has been agreed.   
 
Amended Reason for Refusal 
 
3. The proposed development would result in an additional demand on local 
infrastructure.  The proposal does not provide the required contributions towards 
infrastructure in the form of a satisfactory legal agreement.  The proposal is therefore 
contrary to Supplementary Planning Document – Planning Obligations Strategy.   
 
 
 
SCHEDULE B 
 

Item 9 (Page 77-86) – CB/10/02161/FULL – Old Park Farm, Bridle 
Way, Toddington, Dunstable. 
 
Additional Consultation/Publicity Responses 
 
Environmental Health Officer 
 

• No complaints have been received when events are taking place 

• The operators should follow the Code of Practice on Noise from Organised Off 
Road Motor Cycle Sport 1994. 

• The Public Protection section should be notified 56 days prior to an event taking 
place or the operators should notify the Council of the year’s events 56 days prior 
to beginning the season.  

 
Harlington Parish council 
 

• Application should be rejected 

• Temporary permissions are self-enforcing as the cost is borne by the applicants. 
A permanent permission is costly to enforce. 

• Use of land for motor cross events is not a special circumstance in this Green Belt 
location.  

• The draft National Planning Policy Framework requires Local Planning Authorities 
to make sustainability a major focus. Motor events based on fossil fuels is not 
sustainable. Farming only represents a sustainable use of farmland. 

• Permanent change of use represents loss of farmland and loss of Green Belt land 
contrary to national policies contained within PPS1 and PPS7. 

• A change of use would make it easier to permit future applications for an increase 
in the number of events, their size and content. 

• This would also result in alternative uses being considered for the site. 

• Noise pollution cannot be adequately mitigated. Any high fences would be 
harmful to the openness of the Green Belt.  
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Additional Comments 
 
Response to the objections raised by Harlington Parish Council 
 

• There is no evidence that the costs of enforcing a temporary planning permission 
are less than those for a permanent permission. A breach of conditions can 
equally occur with a temporary permission and the same measures have to be 
taken to rectify the breach as with a permanent permission.  

• The principle of running motor cross events on the site has already been 
accepted with the grant of the previous temporary permissions. Furthermore, such 
events are normally carried out as permitted development anyway. 

• Any future development proposals on the site would be treated on their own 
merits and there would be no automatic presumption in favour of development 
simply on the basis of the existence of a permanent permission for motor cross 
circuit events.  

• The other objections relate to the principle of the development which have been 
addressed in the officers’ report. 

 
Amended Informative 
 
Amended informative No. 4 as follows: 
 
The applicant and operator of this permission is advised that the organisation and 
operation of any moto cross event held on the site shall be in accordance with the 
Code of Practice on Noise from Organised Off-Road Motor Cycle Sport.  The 
Council’s Public Protection section shall be notified 56 days prior to an event taking 
place or the operators shall notify the Council of the year’s events 56 days prior to 
beginning the season. 
 
 
 

Item 10 (Page 87-106) – CB/11/03370/FULL – Land to the rear of 197 
Hitchin Road, Arlesey. 
 
Additional Consultation/Publicity Responses 
 
Highways Development Control – no objection to the proposal as submitted. 
 
An additional 5 letters of objection have been received.  The letters raise objections 
which are included in the report and additional objections as set out below. 
 
- there is a “bungalow” on the site which is used as a day room; 
- the “bungalow” did not have any planning permission or building regs, planning 

permission was granted retrospectively; 
- the applicant lives in the house and there is no need for all of the pitches; 
- lorries and equipment are parked on the site;  
- hardcore is sorted on the site; 
- materials are burnt on the site and other materials dumped on the site; 
- the applicant has workers living on the site; 
- cars and vans come and go during the day and night and not all residents have a 

control for the gates and so sound the horn on their vehicle to gain access; 
- gypsy sites should be owned and managed by the Council; 
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- it is claimed that the applicant is advertising accommodation in mobile homes to 
the settled community; 

- the fear of crime is increased by having people who cannot get references or 
afford deposits on houses living on the site; 

- it is claimed that the address of the “bungalow” is being used as a trading address 
of a company; 

- questions are raised regarding who owns the land, whether there are plans to 
improve the access, what the plans actually show, how many pitches the 
application is for and the capacity of the sewage system; 

- the travellers do not travel; 
- the access is inadequate; 
- the site has inadequate sanitation; 
- the electricity and water supply is inadequate; 
- erosion of the Green Belt; 
- gypsy and traveller sites are not fairly distributed throughout the area; 
- the Localism Bill gives power to local residents and the level of local objection 

should mean the application is refused; 
- no decision should be made on the application until the new DPD is produced 
- the site is prone to flooding. 
 
Other issues have also been raised by objectors which are not planning 
considerations and have therefore not been reported.   
 
Amended Condition  
 
6. The development hereby permitted shall not be carried out except in complete 
accordance with the details shown on the submitted plans, numbers CBC/001, 
CBC/002, CBC/003 & PBA1 
 
Reason: For the avoidance of doubt. 
 
Additional Informatives 
 
None required. 
 
 
 

Item 11 (Page 107-124) – CB/11/03169/OUT – Former Meller Beauty 
Premises, Sunderland Road, Sandy. 
 
Additional Consultation/Publicity Responses 
 
Mono Marshalls Objection 
 
A letter of objection has been received on behalf of Mono Marshalls. The 
fundamental concern relates to the close juxtaposition of conflicting land uses namely 
a general industrial activity without planning restriction, and a proposed new housing 
site.  
 
The Marshalls site enjoys 24 hour working and this obviously includes the night-time 
period, therefore leading to conflict with residential uses. 
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Mono Marshalls is currently working at a lower level than would be liked and the 
company hopes this will not continue and would look to increase levels of activity at 
the site in time to come. PPG24 Planning and Noise makes it clear from the outset 
that new noise sensitive development should not be permitted in areas which are, or 
are expected to become subject to unacceptably high levels of noise. 
 
A copy of the letter has been appended to the late sheet for reference. 
 
Agent Comments 
 
The agent for the application has raised a number of matters in relation to the 
Officers report to committee. In summary the agent refers to the demolition now 
being complete, in addition he raises a number of concerns in terms of the layout 
comments in relation to the car parking being dominant and the criticism of the travel 
plan.  
 
Additional Comments 
 
The objection on behalf of Mono Marshalls refers to the site being a Safeguarded 
Employment Site and the emerging Site Allocations Development Plan Document 
allocating the site for housing. The Development Plan situation of the site is 
addressed in the Officer's Report. However, the Site Allocations Development Plan 
Document has been adopted and therefore the application site has now been 
allocated for housing and is no longer a Safeguarded Employment Site. 
 
Public Protection have raised no objection to the application and worked with both 
the agent for the application and Mono Marshalls in ensuring that an appropriate 
level of assessment was undertaken in terms of the noise measurements.  
 
In terms of the Agents comments the demolition is complete. In terms of the 
comments regarding the layout, the layout shown is indicative and this will be 
considered in more detail at the Reserved Matters stage and this is referred to in the 
report. The agents comments are noted in terms of the travel plan, the document is 
not adequate at this stage and therefore condition 14 is considered necessary to 
ensure that an adequate travel plan is submitted. 
 
Additional/Amended Conditions 
 
None. 
 
 
 
SCHEDULE C 
 

Item 12 (Page 125-132) – CB/11/02984/VOC – Northill Lower School, 
Bedford Road, Northill, Biggleswade. 
 
Additional Consultation/Publicity Responses 
 
One additional letter of objection has been received – issues raised in the letter 
which are in addition to those already included in the report are set out below. 
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- granting planning permission would result in a public playing court next to a 
Conservation Area, within metres of the cemetery and within 100m of the church; 

- the objector has over 640 balls land in their garden; 
- it is not considered that a booking system as suggested in the application would 

be an adequate way to control the use of the MUGA. 
 
Three additional letters of support have been received – issues raised in the letters 
which are in addition to those already included in the report are set out below. 
- granting the application would allow the use of the MUGA during the school 

holidays; 
- other nearby facilities are on a “for hire” basis making tennis expensive; 
- playing tennis would not be detrimental to neighbouring residents. 
 
Further information has also been received from the agent (a full copy of which is 
attached).  The information specifically seeks to address the matter raised by 
objectors that there is no need for the facility.  The agent states “I draw your attention 
in particular to Paragraph 4.2 of Northill Community Plan which confirms that a 
survey was delivered and collected from all residents in the Parish.  In fact this 
consultation was a Parish-wide and thorough exercise which investigated a whole 
range of topics, including in Paragraph 16 (Ref R1.0) that specifically states an action 
point is to create facilities in Northill (plus Ickwell) for children within a 1 to 5 year time 
frame.  Secondly, in Section 33 you will note that three times as many people in 
Northill requested additional sports facilities than those that did not.  In addition, in 
Section 30 you will note that youth specifically have a problem with transport for after 
school activities (in Northill greater than 50% of respondents made this point).  Thus, 
a local facility would be a major asset particularly to youth.   
 
In essence, the Northill Community Plan not only identifies the fact that the MUGA at 
Northill School is restricted, but that there is latent demand from the residents of 
Northill village and the wider Parish for additional sporting facilities; there is also a 
problem with transport such that the youth of the Parish are not able to access 
facilities away from the village.  These two points in particular demonstrate that there 
is a demand for sports facilities in the village.   
 
The School has also conducted surveys amongst the parents, staff and children at 
Northill School as well as the FPTA who have all stated a desire to use the facilities 
after school in order for parents and children to practice.  It is misleading for 
respondents to claim that there has been no survey or that there is no demand 
simply because they themselves do not want to play tennis.” 
 
The agent also confirms that ”this application is made in order to use the site for 
tennis ONLY.  We have suggested that your Authority might consider the use of the 
court for other activities; however, we are prepared to have the use of the site 
restricted to tennis only as part of this application.”  
 

The additional correspondence also provides further details regarding other facilities 
in the Parish and wider area and concludes that there are no “free to play” facilities in 
Northill parish or any of the adjoining parishes.  Reaction to objector’s comments 
regarding disturbance, secure fencing, fear of crime and planning policy are also 
included. 
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The letter also suggests conditions which the applicant would be prepare to accept in 
order to overcome objections.  The agent suggests that the use of the MUGA be 
limited to tennis only and that only residents of Northill Parish and users of Northill 
School (pupils, parents, staff etc) be permitted to use the facility.  They would also be 
willing to accept reduced hours to those set out in the application and advise that use 
until 6pm would be acceptable during term time and outside of term time 9am-5pm 
Monday to Saturday.  The agent also suggests that as a last resort the applicant 
would be willing to accept a temporary consent for a period of 2 years in order that 
the activity on the site and its impact could be fully assessed. 
 
The above changes to the hours of operation of the MUGA are considered to be 
material and it is the opinion of officers that these changes should be subject to 
consultation.  It is therefore recommended that if Members consider the reduced 
hours more acceptable they should either defer making a decision to enable 
consultation to take place or refuse the application as it stands and invite the 
applicant to make a further application on the basis of the reduced hours. 
 
Additional/Amended Reasons 
 
None. 
 
 

Minute Item 71
Page 14



Minute Item 71
Page 15



Minute Item 71
Page 16



Minute Item 71
Page 17



Minute Item 71
Page 18



Minute Item 71
Page 19



Minute Item 71
Page 20



Minute Item 71
Page 21



Minute Item 71
Page 22



Minute Item 71
Page 23



Minute Item 71
Page 24



Minute Item 71
Page 25



Page 26

This page is intentionally left blank



Minute Item 71
Page 27



Minute Item 71
Page 28



Minute Item 71
Page 29



Minute Item 71
Page 30



Minute Item 71
Page 31



Minute Item 71
Page 32



 

Item No. 7 SCHEDULE A 

  
APPLICATION NUMBER CB/09/06431/OUT 
LOCATION Land at Frenchs Avenue and Hillcroft/Weatherby 

Dunstable and Land to the west of Hillcroft 
including Maidenbower (Houghton Regis Ward), 
Bedfordshire 

PROPOSAL Erection of 650 dwellings, small scale 
neighbourhood facilities, public open space area, 
access and utilities infrastructure (outline).  

PARISHES  Houghton Regis, Dunstable 
WARDS Houghton Hall and Dunstable - Northfields 
WARD COUNCILLORS Cllrs Mrs Goodchild, Jones, Mrs Green, Murray 
CASE OFFICER  Mr J Spurgeon 
DATE REGISTERED  30 October 2009 
EXPIRY DATE  29 January 2010 
APPLICANT  Trenport Investments Ltd & Cemex 
AGENT  David Lock Associates Ltd 
REASON FOR 
COMMITTEE TO 
DETERMINE 
 

The Chairman and Assistant Director Planning 
consider it prudent to refer the application to DMC 
in the grounds of exceptional public interest. 

RECOMMENDED 
DECISION 

 
Outline Application - Refused 

 
 
Recommendation 
 
That Planning Permission be REFUSED for the following reasons:  
 
1 The site lies within the South Bedfordshire Green Belt, where, having regard 

to Planning Policy Guidance 2: Green Belts, permission will not be granted 
except in very special circumstances for development for purposes other 
than agriculture and forestry, mineral working, small scale facilities for 
outdoor sport and outdoor recreation or other uses appropriate to a rural 
area which preserve the openness of the Green Belt. The proposal would 
comprise inappropriate development which is by definition harmful to the 
Green Belt. Harm by reason of inappropriateness and other harm caused to 
the openness and purposes of the Green Belt is not outweighed by any 
benefit so as to amount to very special circumstances justifying an exception 
to Green Belt policy. The proposal thus conflicts with national policy as set 
out in PPG2, Policy SS7 of the East of England Plan and planning guidance 
contained in Policies CS1, CS4 of the Luton and southern Central 
Bedfordshire Joint Core Strategy. 

 
2 

 
The proposed development, by reason of its scale, would be prejudicial to 
the proper consideration of strategic sites and growth options through the 
Central Bedfordshire Development Strategy, contrary to the principles 
contained in national guidance in Planning System:General principles 

 

3 The proposed development would clearly encroach upon, and have a 
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negative, irreversible and detrimental impact on, the setting of 'Maiden 
Bower', a particularly rare and nationally important Scheduled Ancient 
Monument, so as to prejudice the relevant characteristic of apparent 
isolation and relationship with other important historic sites; would physically 
affect archaeology in the eastern field beyond the SAM, and would likely give 
rise to physical pressure on the SAM through general access. The mitigation 
measures proposed partly add to the harm and in any case do not justify the 
proposal. The public benefits claimed through the development are not 
considered to offset this harm. The proposal would therefore be contrary to 
national guidance as set out in PPS5, Policies ENV6 and ENV7 of the East 
of England Plan, Policy BE8 of the South Bedfordshire Local Plan Review 
and planning guidance contained in Policy CS9 of the Luton and southern 
Central Bedfordshire Joint Core Strategy.  

 

4 The proposed development would extend the Dunstable urban area into the 
open countryside on land which is generally elevated above the surrounding 
area, would be conspicuous from significant parts of this area and would 
appear as an unacceptable visual intrusion into the landscape. The 
proposed planting areas would not be an effective screen to the built 
development for a considerable period of time, if at all, and, together with the 
proposed development generally, would not accord with the open local 
landscape character as identified in the South Bedfordshire Landscape 
Character Assessment (2009) and which is sensitive to change. Furthermore 
the proposal would encroach upon Maidenbower Scheduled Ancient 
Monument. The proposal would therefore conflict with national guidance as 
set out in PPS7, Policies ENV2 and ENV7 of the East of England Plan, BE8 
of the South Bedfordshire Local Plan Review and planning guidance 
contained in policy CS9 of the Luton and southern Central Bedfordshire Joint 
Core Strategy. 

 

5 The proposal would fail to deliver infrastructure, in the form of a reasonable 
and proportional developer contribution towards the costs of education in 
relation to the new affordable dwellings to be provided, thus being contrary 
to Policy 25 of the Bedfordshire Structure Plan 2011.  

 

6 The proposal fails to demonstrate that it would make adequate provision for 
the increase in traffic that it would generate and is likely to lead to an 
increase in traffic congestion at a number of junctions within the Dunstable 
urban area and thereby cause an unreasonable degree of congestion and 
delay within the conurbation. The Proposal would therefore be contrary to 
National Guidance as set out in PPG3 

 

NOTES 
 
(1) In advance of the consideration of the application the Committee were advised of 
additional consultation and publicity responses subsequent to the despatch of the 
agenda as set out in the Late sheet Appended to these Minutes, including an 
additional 167 signatures to the petition referred to on page 22 of the agenda, a 
response from the CPRE.  
 
The Committee were advised of issue of an appeal decision of considerable 
importance to this application (Appeal by Wainhomes (South West) Holdings Ltd on 
Land at Treverbyn Road, St Austell, Cornwall) 
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An additional reason for refusal was also proposed. 
 
(2) In advance of the consideration of this application the Committee received 
representations made under the Public Participation Scheme. 
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Item No. 8 SCHEDULE A 

  
APPLICATION NUMBER CB/11/03025/FULL 
LOCATION Formerly The Priory PH, High Street North, 

Dunstable, LU6 1EP 
PROPOSAL Erection of retirement living housing for the 

elderly (Cat ll type accommodation), communal 
facilities, landscaping and car parking.  

PARISH  Dunstable 
WARD Dunstable Northfields 
WARD COUNCILLORS Cllrs Mrs Green & Murray 
CASE OFFICER  Vicki Davies 
DATE REGISTERED  29 August 2011 
EXPIRY DATE  28 November 2011 
APPLICANT  McCarthy & Stone Retirement Lifestyles Ltd 
AGENT  The Planning Bureau Ltd 
REASON FOR 
COMMITTEE TO 
DETERMINE 
 

At the request of Ward Member on the basis that  
the proposal would satisfy demand for sheltered  
housing. 

RECOMMENDED 
DECISION 

 
Full Application - Refused 

 
 
 
Recommendation 
 
That Planning Permission be refused for the following reasons: 
 
1 The proposal would result in overdevelopment of the site by reason of the 

bulk, massing and height of the building, and therefore create an undesirable 
and unacceptable form of development such that it would have an adverse 
impact on the character of the area and the amenities, outlook and privacy of 
the occupiers of nearby residential properties in particular those in Beale 
Street; the future amenity of the proposed residential properties; and as such 
the proposal is contrary to the principles of good design as set out in national 
policy in PPS1, Policy BE8 of the South Bedfordshire Local Plan Review and 
technical planning guidance Design in Central Bedfordshire: A Guide for 
Development. 

 
 
2 The proposal incorporates inadequate vehicular access to serve the 

development for emergency vehicles and/or light goods vehicles and 
provides inadequate provision for the parking and manoeuvring of vehicles 
(to include light goods vehicles) clear of the highway which would result in 
vehicles interfering with the free flow of traffic on the adjoining highway to the 
detriment of the safety and convenience of users of the highway; as such the 
proposal is contrary to Policies BE8 & T10 of the South Bedfordshire Local 
Plan Review.  In addition it does not reflect the emerging Local Transport 
Plan Car Parking Strategy. 
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3 The proposed development would result in an additional demand on local 

infrastructure. The proposal does not provide the required contributions 
towards infrastructure in the form of a satisfactory legal agreement.  The 
Proposal is therefore contrary to supplementary Planning Document – 
Planning Obligations Strategy 

 
NOTES 
 
(1)  In advance of the consideration of the application the Committee were advised 

of  additional consultation and publicity responses received since the despatch 
of the agenda including 6 additional letters of support, response from the 
Environment Agency and further comments from the Housing strategy Officer 
as set out in the Late Sheet appended to these Minutes.   

 
The Committee were advised of an amended reason for refusal. 

 
(2) In advance of the consideration of the application the Committee received   

representations made under the Public Participation Scheme. 
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Item No. 9 SCHEDULE B 

  
APPLICATION NUMBER CB/10/02161/FULL 
LOCATION Old Park Farm, Bridle Way, Toddington, 

Dunstable, LU5 6HP 
PROPOSAL Change of use of land to a Moto Cross Circuit.  
PARISH  Toddington 
WARD Toddington 
WARD COUNCILLORS Cllrs Costin & Nicols 
CASE OFFICER  Abel Bunu 
DATE REGISTERED  15 July 2010 
EXPIRY DATE  09 September 2010 
APPLICANT  Luton & District Motorcycle Club Ltd 
AGENT  Mr D Lewis 
REASON FOR 
COMMITTEE TO 
DETERMINE 
 

Member call in by Councillor Mrs C F Chapman 
MBE (original Ward Member) on grounds of 
adverse comments from Harlington residents 
relating to noise, pollution and difficulties of 
enforcing any conditions 

RECOMMENDED 
DECISION 

 
Full Application - Granted 

 
 
Recommendation 
 
That Planning Permission be GRANTED subject to the following: 
 
1 The development 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 Access to and egress from the site for the purpose of the moto cross activity 
hereby permitted shall not be taken by way of the access road between the 
A579 Fancott Road and Old Park Farm. 
 
Reason: In the interests of highway safety. 

 

3 The site shall be used for moto cross activity on no more than seven days in 
any one calendar year and there shall be a minimum of four weeks between 
each event or session of moto cross activity. 
 
Reason: To safeguard the amenity of the area. 
(Policy BE8 S.B.L.P.R). 

 

4 Notwithstanding the provisions of Schedule 2 to the Town and Country 
(General Permitted Development) Order 1995 (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 application site without 
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the grant of further specific permission from the Local Planning Authority. 
 
Reason: To control the development in the interests of the visual amenities 
of the open countryside. 
(Policy BE8 S.B.L.P.R). 

 

5 The duration of any event or session of moto cross activity shall be restricted 
to between the hours of 10:00 hours to 18:00 hours. 
 
Reason:  To safeguard the amenity of the area. 
(Policy BE8 S.B.L.P.R). 

 

6 The development hereby permitted shall not be carried out except in 
complete accordance with the details shown on the submitted plans, 
numbers CBC/001 & CBC/002. 
 
Reason: For the avoidance of doubt. 

 

 
Reasons for Granting 
 
The application site has previously been used for a moto cross circuit  for seven 
days in a year and no adverse harm has been caused to residential amenity and 
highway safety during the two trial periods spanning from 1999. The proposed 
development would therefore conform with the development plan policies comprising 
policies ENV7 of the Regional Spatial Strategy for the East of England, policies BE8, 
T10 and R16 of the South Bedfordshire Local Plan Review and national advice 
contained in Planning Policy Statement 1 and Planning Policy Guidance 13 and 24 
and the supplementary planning guidance, 'Design in Central Bedfordshire, A Guide 
for Development', 2010. 
 
 
Notes to Applicant 
 
1. In accordance with Article 31 of the Town and Country Planning 

(Development Management Procedure) (England) Order 2010, the Council 
hereby certify that the proposal as hereby approved conforms with the 
relevant policies of the Development Plan comprising of the Regional Spatial 
Strategy for the East of England (the East of England Plan and the Milton 
Keynes and South Midlands Sub-Regional Strategy), Bedfordshire Structure 
Plan 2011 and the South Bedfordshire Local Plan Review and material 
considerations do not indicate otherwise. The policies which refer are as 
follows: 
 
East of England Plan (May 2008) 
ENV7 - Quality in the Built Environment 
 
South Bedfordshire Local Plan Review 
BE8 - Design Considerations 
R16 - Control - Sports/Recreational Facilities 
T10 - Parking-New Developments 

 
2. In accordance with Article 31 of the Town and Country Planning 
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(Development Management Procedure) (England) Order 2010, the reason 
for any condition above relates to the Policies as referred to in the Regional 
Spatial Strategy (RSS), Bedfordshire Structure Plan 2011 (BSP) and the 
South Bedfordshire Local Plan Review (SBLPR). 

 
3. 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. 

 
4. The applicant and operator of this permission is advised that the 

organisation and operation of any moto cross event held on the site shall be 
in accordance with the Code of Practice on Noise from Organised Off-Road 
Motor Cycle Sport.  The Council’s Public Protection scheme shall be notified 
56 days prior to an event taking place or the operators shall notify the 
Council of the year’s events 56 days prior to beginning the season. 

 
5. Please note that the unnumbered drawings submitted in connection with this 

application have been given unique numbers by the Local Planning 
Authority.  The numbers can be sourced by examining the plans on the View 
a Planning Application pages of the Council’s website 
www.centralbedfordshire.gov.uk. 

 
NOTES 
 
(1) The Committee were advised of additional consultation and publicity responses 

received subsequent to the agenda from the Environmental Health Officer and 
Harlington Parish Council as set out in the late Sheet as appended to these 
Minutes. 

 
(2) In advance of the consideration of the application the Committee received 

representations made under the Public Participation Scheme. 
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Item No. 10 SCHEDULE B 

  
APPLICATION NUMBER CB/11/03370/FULL 
LOCATION Land To The Rear Of 197, Hitchin Road, Arlesey 
PROPOSAL Retention of use of land as a residential caravan 

site for 6 Gypsy families, including hardstanding, 
utility blocks and landscaping  

PARISH  Arlesey 
WARD Arlesey 
WARD COUNCILLORS Cllrs Dalgarno, Drinkwater & Wenham 
CASE OFFICER  Vicki Davies 
DATE REGISTERED  21 September 2011 
EXPIRY DATE  16 November 2011 
APPLICANT  Mr Rooney 
AGENT  Philip Brown Associates 
REASON FOR 
COMMITTEE TO 
DETERMINE 
 

At the request of the Ward Member,  
Cllr Mrs Drinkwater, due to the level of public 
interest 

RECOMMENDED 
DECISION 

 
Full Application - Granted 

 
 
Recommendation 
 

That the application be deferred until the next meeting of this Committee to be held on 
7 December 2011 to enable clarification regarding site measurements to be sought. 
 
NOTES 
 
(1) In advance of the consideration of the application the Committee were advised of 

consultation and publicity responses subsequent to the despatch of the agenda 
including comments from Highways Development Control and an additional 5 
letters of objection as set out in the Late Sheet appended to these Minutes.  An 
amended Condition was advised. 

 
(2) In advance of the consideration of the application the committee were advised 

representations made under the Public Participation scheme. 
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Item No. 11 SCHEDULE B 

  
APPLICATION NUMBER CB/11/03169/OUT 
LOCATION Former Meller Beauty Premises, Sunderland Road, 

Sandy, SG19 1QY 
PROPOSAL Outline: Residential development with access road 

and open space (all matters reserved except 
access)  

PARISH  Sandy 
WARD Sandy 
WARD COUNCILLORS Cllrs Aldis, Maudlin & Sheppard 
CASE OFFICER  Lisa Newlands 
DATE REGISTERED  02 September 2011 
EXPIRY DATE  02 December 2011 
APPLICANT  Castletown (General Partners III) 
AGENT  D H Barford 
REASON FOR 
COMMITTEE TO 
DETERMINE 
 

Called in to Committee at the request of Councillor 
Aldis on the grounds of concerns over noise and 
highway safety 

RECOMMENDED 
DECISION 

Resolve to grant planning permission subject to 
an acceptable S106 agreement. 

 
 
 
Recommendation 
 
That Planning Permission be granted subject to the completion of a Section 106 
agreement as outlined above and the following conditions: 
 
1 The development hereby permitted shall be begun either before the 

expiration of three years from the date of this permission, or before the 
expiration of two years from the date of approval of the last of the reserved 
matters to be approved, whichever is the later. 
 
Reason: To comply with the provisions of Sections 92 (2) (b) and (4) of the 
Town and Country Planning Act 1990. 

 

2 Approval of the details of:- 
 
(a) the layout of the building(s); 
(b) the scale of the building(s); 
(c) the appearance of the building(s); 
(d) the landscaping of the site; 
 
(hereinafter called "the reserved matters") shall be obtained from the Local 
Planning Authority in writing before any development is commenced.  Plans 
and particulars of all of the reserved matters referred to above shall be 
submitted in writing to the Local Planning Authority and the development 
shall be implemented as approved. 
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Reason: To enable the Local Planning Authority to exercise control over the 
said matters which are not particularised in the application for planning 
permission in accordance with Section 92 of the Town and Country Planning 
Act 1990 and Town and Country Planning (General Development 
Procedure) Order 1995. 

 

3 Application for approval of the reserved matters shall be made to the Local 
Planning Authority before the expiration of three years from the date of this 
permission. 
 
Reason: To comply with the provisions of Section 92 (2) (a) and (4) of the 
Town and Country Planning Act 1990. 

 

4 Details of materials to be used for the external finishes of the development 
hereby approved shall be submitted to and approved in writing by the Local 
Planning Authority and the development shall be carried out in accordance 
therewith. 
 
Reason: To safeguard the appearance of the completed development by 
ensuring that the development hereby permitted is finished externally with 
materials to match/complement the existing building(s) and the visual 
amenities of the locality. 

 

5 The indicative layout shown on plan number 10/699L/20 is not approved as 
part of this application. 
 
Reason: For the avoidance of doubt. 

 

6 The height of the buildings on the site shall be restricted to 2 and 2.5 storey 
buildings. 
 
 
Reason: To ensure an acceptable development and respect the character 
and appearance of the surrounding area. 

 

7 Development shall not begin until details of the junction between the 
proposed estate road and the highway have been approved by the Local 
Planning Authority and no building shall be occupied until that junction has 
been constructed in accordance with the approved details. 
 
Reason: In order to minimise danger, obstruction and inconvenience to 
users of the highway and of the proposed estate road. 

 

8 Visibility splays as shown on drawing No 10019/3 shall be provided at the 
junction of the access with the public highway before the development is 
brought into use. The shown vision splays shall, for the duration of the 
development be kept free of any obstruction. 
 
Reason: To provide adequate visibility between the existing highway and the 
proposed access, and to make the access safe and convenient for the traffic 
which is likely to use it. 

 

9 Visibility splays shall be provided at all road junctions and shared accesses 
within the site. The minimum dimensions to provide the required splay lines 
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shall be 2.4m measured along the centre line of the side road from its 
junction with the channel to the through road and 25.0m measured from the 
centre line of the side road along the channel of the through road. The vision 
splays required shall be provided and defined on the site by or on behalf of 
the developers and be entirely free of any obstruction. 
 
Reason: To provide adequate visibility at road junction in the interest of road 
safety. 

 

10 The detailed plans to be submitted for approval of reserved matters shall 
illustrate the provision of: 
 

• A 3m-wide footway/cycleway on the western side of Sunderland from the 
intersection with footpath running along the north boundary of Stock Park 
recreation Ground to the intersection with the bridleway running along the 
north boundary of the site. The submitted details shall include the tie-in 
with Sunderland Road and directional signs. 

 

• A dropped kerb on Swansholme Gardens to facilitate cycle access to 
Sandy Place Middle School. 

 
The approved details shall be implemented in full before any of the units is 
occupied. 
 
Reason: In the interests of the safety of pedestrian and cyclist movement. 

 

11 Before the new access is first brought into use, any existing access within 
the frontage of the land to be developed, not incorporated in the access 
hereby approved shall be closed in a manner to the Local Planning 
Authority’s written approval. 
 
Reason: In the interest of road safety and to reduce the number of points at 
which traffic will enter and leave the public highway. 

 

12 The details to be submitted for approval of reserved matters shall include a 
scheme for the parking of cycles on the site. 
 
Reason: To ensure the provision of adequate cycle parking to meet the 
needs of occupiers of the proposed development in the interests of 
encouraging the use of sustainable modes of transport. 

 

13 This permission shall not extend to the layout and associated engineering 
details submitted in support of the application. 
 
Reason: For the avoidance of doubt. 

 

14 Development shall not be occupied until a residential travel plan has been 
submitted to and approved in writing by the Local Planning Authority, such a 
travel plan to include: 
  

• Local policy context relating to travel planning; 

• Assessment public transport infrastructure; propose sufficient measures 
for the promotion and management of the Travel Plan, including the 
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appointment of a Travel Plan Coordinator; 

• Financial incentives for the new residents to use sustainable modes of 
transport; 

• Commitment to ensuring welcome packs are provided to each 
household, prior to occupation and including sufficient incentives to 
promote sustainable travel; 

• Targets, a timetable for the implementation of the TP measures or 
mechanisms for monitoring the TP.  

 
Reason: For the avoidance of doubt and to reduce reliance on the private 
car. 

 

15 Development shall not begin until a scheme for protecting the 
proposed dwellings from noise from the industrial units adjacent to the 
proposed development has been submitted and approved by the Local 
Planning Authority. None of the dwellings shall be occupied until such 
time as the scheme has been implemented in accordance of the 
approved details, and shown to be effective, and it shall be retained in 
accordance with those details thereafter. 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 protect the amenities of future occupiers of the dwellings. 

 

16 Prior to the occupation of the any development approved by this 
planning permission the developer shall submit to the Planning 
Authority and have approved, in electronic form where possible: 
 
a) The results of the recommendations of the Environ Phase 1 

Environmental Report previously submitted (UK 11 15832/02 - Dated 
August 2010) pertaining to "localised soil investigations" beyond 
the footprint of the ethanol tanks along with any recommendations 
and remedial schemes which these further works may result in. 

 
b) A written confirmation that any and all remedial works identified by 

the above as necessary have been completed in the form of a 
validation report to include photographs, material transport tickets 
and testing of any imported material. The British Standard for 
Topsoil, BS 3882:2007, specifies requirements for topsoils that are 
moved or traded and should be adhered to.  

 
All variations to any remediation scheme shall be agreed in writing with 
the Local Planning Authority. 
 
Any groundwater issues shall be pursued independently through 
approval via the Environment Agency. 
 
Reason: To protect human health and the environment. 

 

17 Development shall not begin until a surface water drainage scheme for 
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the site, based on sustainable drainage principles and an assessment 
of the hydrological and hydro geological context of the development, 
has been submitted to and approved in writing by the Local Planning 
Authority. The scheme shall subsequently be implemented in 
accordance with the approved details before the development is 
completed. 
 
The scheme shall be based upon the principles contained within the 
Flood Risk Assessment dated August 2010 (additional information 
attached thereto August 2011), reference UK11-15832, compiled by 
Environ, and shall include the following details: 
 
1. Confirmation of post-development surface water runoff rates for 

events up to and including the 100-year storm of critical season and 
duration, commensurate with a fixed and agreed site layout and 
therefore fixed and known impermeable areas; 

2. Calculations demonstrating necessary attenuation volume; 
3. Full details of the proposed surface water drainage system 

including location, position, gradients, dimensions, cover and invert 
levels, attenuation facilities, flow controls and discharge point; 

4. Demonstration of ground investigations and results confirming that 
infiltration drainage is not achievable at the site; 

5. Details of all proposed feasible methods of utilising SuDs; 
6. Overland flood flow information in the event of system exceedance 

or failure, ensuring that flood risk from surface water does not 
increase from this site to sites adjacent to and downstream of it; 

7. Demonstration of a suitable allowance to account for future climate 
change; 

8. Full details of the proposed maintenance regime for all elements of 
the proposed drainage system. 

 
Reason: To prevent the increased risk of flooding, and ensure future 
maintenance of the system for the lifetime of the development. 

 

18 Details of bin storage/collection points shall be submitted to and approved by 
the Local Planning Authority prior to the occupation of any dwelling. 
 
Reason: In the interest of amenity. 

 

19 No development shall commence until a Site Waste Management Plan 
has been submitted to and approved by the Local Planning Authority.  
Development shall be completed in accordance with the approved 
details. 
 
Reason: To ensure a satisfactory form of development. 

 

20 Prior to the development hereby approved commencing on site details 
of the final ground and slab levels of the dwellings hereby approved 
shall be 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. 
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Reason: To ensure that a satisfactory relationship results between the 
new development and adjacent buildings and public areas. 

 

 
Reasons for Granting 
 
The proposed development is acceptable in principle and would not have a 
detrimental impact on the character and appearance of the surrounding area, the 
residential amenities of neighbouring properties or the local highway network; as 
such it is considered to be in conformity with national planning guidance PPS1, 
PPS3, PPS5, PPS9, PPS10, PPG13, PPS22, PPS23, PPG24, PPS25 and Policies 
CS1, CS2, CS4, CS5, CS6, CS7, CS13, CS14, CS18, DM3, DM4, DM10, DM13, 
DM15, DM16, and DM17 of the Core Strategy and Development Management 
Policies for Central Bedfordshire (North). Furthermore, the proposal is in conformity 
with supplementary planning guidance Design in Central Bedfordshire - A guide for 
development and Planning Obligations Strategy (2008). 
 
 
Notes to Applicant 
 
1. 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 write to Central Bedfordshire Council's Highway Help Desk, 
Technology House, 239 Ampthill Road, Bedford MK42 9BA quoting the 
Planning Application number and supplying a copy of the Decision Notice 
and a copy of the approved plan. 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. 

 
2. The applicant is advised that in order to comply with Condition 10 of 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 Management Group, Central Bedfordshire 
Council, Priory House, Monks Walk, Chicksands, Shefford SG17 5TQ.  

 
3. The applicant is advised that the closure of existing accesses shall include 

the reinstatement of the highway to include any footway, verge and kerbing 
in a manner to be agreed in writing with Central Bedfordshire Council’s 
Customer Contact Centre on 0300 300 8308. No work shall be carried out 
within the confines of the public highway without prior consent.  The 
applicant will also be expected to bear all costs involved in closing the 
accesses. 
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4. 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 Guidance". 

 
NOTES 
 
(1) In advance of the consideration of the application the Committee were advised 

of additional consultation and publicity responses subsequent to the despatch 
of the agenda including an objection from Mono Marshalls and Agent 
comments as set out in the Late Sheet as appended to these Minutes. 

 
(2) In advance of the consideration of the application the Committee received 

representations made under the Public Participation Scheme. 
 

The Committee requested an informative be attached to the decision notice 
highlighting to the applicant that the design of the development should be of 
high quality whilst addressing the noise concerns. 

Minute Item 77
Page 51



Page 52

This page is intentionally left blank



 

Item No. 12 SCHEDULE C 

  
APPLICATION NUMBER CB/11/02984/VOC 
LOCATION Northill Lower School, Bedford Road, Northill, 

Biggleswade, SG18 9AH 
PROPOSAL Variation of Condition: Formation of multi use 

games area with mesh fencing approved on 
planning permission MB/05/01313/FULL dated 20 
October 2005. Application for removal of condition 
4 for development to be used by pupils and staff 
of the school and variation of condition 5 for 
hours of use to 9am to 8.30pm Monday to Friday. 
The multi use games area shall only be used at 
weekends or public holidays following prior 
written agreement by the Local Planning 
Authority.  

PARISH  Northill 
WARD Northill 
WARD COUNCILLORS Cllr Mrs Turner 
CASE OFFICER  Clare Golden 
DATE REGISTERED  06 September 2011 
EXPIRY DATE  01 November 2011 
APPLICANT  Northill VA Lower School 
AGENT  Landscope Land and Property 
REASON FOR 
COMMITTEE TO 
DETERMINE 
 

The Assistant Director - Planning, has referred the 
application to Committee due to the extent of 
public interest on an application site owned by the 
Council 

RECOMMENDED 
DECISION 

 
Variation of Condition - Refused 

 

 
Recommendation 
 
That Planning Permission be approved for the following reason and condition: 
 
 The Proposal would not detrimentally impact upon the character and 

appearance of the street scene nor would there be any significant adverse 
impact on the amenities on the neighbouring residents.  The proposal would not 
have any adverse impact on highway safety.  The scheme therefore, is in 
conformity with Planning Policy Statement 1 and Planning Policy Statement 3 
and the Central Bedfordshire (North Area) Core Strategy policies DM3 and 
DM4. 
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1. The MUGA  shall only be used between the hours of 0900 and 2030 Monday to 
Saturday. The multi use games area shall only be used on Sundays or public holidays 
following prior written agreement by the Local Planning Authority.  To obtain the 
agreement of the agreement of the local Planning Authority, it shall be given at least 
21 days notice of the planned use of the MUGA on a Sunday and public Holiday, with 
details of the times the facility would be used, details of who will use the MUGA, the 
number of people involved and the activity undertaken. 

 
 Reason: In the interests of the amenities of adjoining properties. 
 

Note to Applicant 
 
The applicant is advised that the Development Management Committee wish to see 
the fencing surrounding the MUGA increased in height.  Please note that fencing taller 
than 2m in height requires planning permission. 

 
NOTES 
 
(1) In advance of the consideration of the application the Committee were advised 

of an additional letter of objection, three letters of support and further 
information received from the agent. 

 
(2) In advance of the consideration of the application the Committee received 

representations made under the Public Participation Scheme. 
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