CENTRAL BEDFORDSHIRE COUNCIL
At a meeting of the DEVELOPMENT MANAGEMENT COMMITTEE held in Council
Chamber, Priory House, Monks Walk, Shefford on Friday, 28 February 2014
PRESENT

Clir K C Matthews (Chairman)

Clirs P N Aldis Clirs K Janes
A R Bastable Ms C Maudlin
R D Berry T Nicols
M C Blair | Shingler
D Bowater B J Spurr
A D Brown J N Young
| Dalgarno
Apologies for Clirs  Mrs C F Chapman MBE
Absence: Mrs S Clark
Mrs B Coleman
A Shadbolt
Substitutes: Clirs C C Gomm (In place of Mrs S Clark)

R W Johnstone (In place of Mrs C F Chapman MBE)

Members in Clirs A L Dodwell
Attendance: M A G Versallion,
Officers in Attendance: Mr D Ager Highways Officer

Mrs M Clampitt Committee Services Officer

Mr A Davies Senior Planning Officer

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 Planning Manager South

DM/13/85 Chairman's Announcements

The Chairman asked all persons present to silence their phones for the
duration of the meeting.

Subject to declarable interests all Members of the Committee have the right to
vote on all matters of business considered by the Committee.
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Rule No. 13.5.5 of the Constitution states that Members do not vote or take
part in the meeting’s discussions on a proposal unless they have been present
to hear the entire debate, including the officer’s introduction to the matter.

The Chairman, under Part E3 paragraph 9.2 has a second or casting vote
should there be equal numbers of votes for and against an item. This provision
makes it quite clear that the Chairman is entitled to vote on any item of
business. There is no restriction or limitation on how the second or casting
vote should be exercised nor is there a requirement that the right be exercised
at all.

A second Late Sheet had been issued to Members of the Committee prior to
the meeting. The Chairman asked the Committee if they would like a short
adjournment to provide them an opportunity to review the information. The
Committee agreed.

THE COMMITTEE ADJOURNED AT 10.05 AND RECONVENED AT 10.15.

DM/13/86 Members' Interests

(@) Personal Interests:-

Member Item Nature of Interest Present or
Absent
during
discussion

Clir N Young 4 In capacity as Portfolio Holder  Present

for Planning knows some
Speakers in attendance.

(b) Personal and Prejudicial Interests:-

Member Item Nature of Interest Present or
Absent
during
discussion

ClirRDBerry 4 The northern area of the second Present

application abuts own property
but is not part of this site.

(c) Prior Local Council Consideration of Applications

Member Item Parish/Town Council Vote Cast
Clir D 4 Member of Leighton Linslade Attended
Bowater Town Council meetings

DM/13/87 Late Sheet

In advance of consideration of the following Planning Applications the
Committee received a Late Sheet advising it 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.
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Additional information was received prior to the meeting and a second Late
Sheet was prepared for the Committee members, and was published to the
Council’'s website. A copy of the second Late Sheet is attached as an
Appendix to these Minutes.

During consideration of the Application 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.

Planning Application No. CB/11/02827/0UT

Following the Principal Planning Officer’s presentation, the Committee
adjourned at 12.05pm and reconvened at 12.15pm. ClIr Dalgarno left the
meeting to attend a funeral.

RESOLVED

That, subject to the referral of the application to the Secretary of State, in
accordance with the Town and Country Planning (Consultation)(England)
Direction 2009, and the completion of a prior Section 106 Agreement that
the Head of Development Management be authorised to grant Planning
Permission if the Secretary of State does not call in the application and in
doing so, to make such amendments to the schedules to the permission
as he considers necessary, subject to the conditions as set out in the
Schedule appended to these Minutes.

A request for a recorded vote upon the decision for this planning
application was made and voted upon. Upon being put to the vote to
approve the application, including the amended Condition 9, the
following vote was recorded:

Councillors: Aldis, Bastable, Berry, Blair, Bowater, Brown, Janes,
Johnstone, Maudlin, Matthews, Nicols, Spurr and Young.

Voted in accordance with the proposal to approve the application.

No Councillors voted against the recommendation to approve the
application.

Councillor Shingler abstained.
The recommendation was approved. 13 for, 1 abstained.
(Note: The meeting commenced at 10.00 a.m. and concluded at 12.55 p.m.)

Chairman ...,
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Central
Bedfordshire
Council
Priory House central
Monks Walk .
Chicksands, Bedfordshire

Shefford SG17 5TQ

TO EACH MEMBER OF THE
DEVELOPMENT MANAGEMENT COMMITTEE

26 February 2014

Dear Councillor

DEVELOPMENT MANAGEMENT COMMITTEE - Friday 28 February 2014

Further to the Agenda and papers for the above meeting, previously circulated, please find
attached the Late Sheet:-

Late Sheet 3-14
Should you have any queries regarding the above please contact Democratic Services on
Tel: 0300 300 4032.

Yours sincerely

Martha Clampitt,

Committee Services Officer
email: martha.clampitt@centralbedfordshire.gov.uk
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LATE SHEET

DEVELOPMENT MANAGEMENT COMMITTEE - 28 FEBRUARY 2014

Item 4 (Page 5-116) — CB/11/02827/OUT - Clipstone Park, Land
South of Vandyke Road & North of Stanbridge Road, Leighton
Linslade.

Additional Consultation/Publicity Responses

Campaign to Protect Rural England
Representations made by Campaign to Protect Rural England (CPRE) were received
in relation to this application on 21 September 2011 but were omitted from the
report, the comments are attached.

The Fraser Family, Model Farm, Leighton Buzzard

A letter was received on 20" February 2014 from Bletsoes, stating that the Fraser
family are aware of the planning application and have entered into an arrangement
with applicants. A copy of the letter is attached.

Chilworth International Corporation

The owners of an area of land to the north of Vandyke Road which is included in the
Framework Plan for East of Leighton Linslade but excluded from any planning
application before the Council have been in touch through their legal advisors, Hogan
Lovells.

The letter raises a number of concerns which are summarised below along with the
Council’s position which was set out in a reply to the letter.

1. The basis on which the Council considers that the employment provision to be
delivered by the applications is adequate and conforms with the Council’s
Framework Plan, joint Core Strategy and emerging Development Strategy.

The provision of employment opportunities is a key component of the Clipstone
Brook scheme. The Committee Report sets out that the Applicant's have
demonstrated how they consider that the proposal will deliver a sufficient number
of new jobs to accommodate all of the economically active persons likely to be
generated from the whole allocation.

2. Confirmation that the Council will treat the development of this area in a
holistic and cohesive manner to ensure the vision of the Framework Plan and
emerging Development Strategy can be realised and delivered.

The Council will treat the development of the allocated site in an holistic and
comprehensive manner.

3. That the draft s106 for the Clipstone Park application is not available.

There are no draft Section 106 agreements in the Council’s possession.

Page 3
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4. Confirmation that the s106 agreements will provide legally enforceable
mechanisms for the delivery of infrastructure to support the whole of the
allocation including the provision of the full quota of employment land.

This cannot be confirmed until the draft and final agreements are in place.

5. That the officer’s report is not available.

A link was provided to the Officer’'s committee report.

6. The applications were submitted 3 years ago and the base data on which the
Environmental Statement supporting the application is based is now

significantly out of date.

The Applicant has not been requested to provide further environmental
information.

18 Mercury Way, Leighton Buzzard

The occupier of 18 Mercury Way wished to attend the Committee meeting to speak
however she is unable to do so and therefore requested that her comments be
presented to the Committee. Her comments are reproduced below:

“Myself and many others are very disappointed to discover that the meeting is to be
held such a long way from the above site, surely if you wish to engage the local
people it needs to take place in an area that everyone can reasonably get to. Also a
time when most people are not out working.

Are we, the citizens of Leighton Buzzard, to have our own debate and make our own
decision as agreed by Mr Cameron, the Prime Minister. | thought that local opinions
are to be taken into consideration when deciding on planning proposals. We have
already shown a NO vote.

This particular application has already been given the thumbs down by the residents
as we have grown too big, too fast and need a period for infrastructure growth to
catch up.

Our current road system will not cope with the volume of traffic, and the said link road
WILL NOT relieve congestion as the new population will need to cross town to get to
the rail links.

We have seen far more traffic around the town centre at certain times of the day and
this will only get increase.

The residents of Leighton Buzzard currently need to travel away from their homes
(90% of the work force) for work and this will not change just by building houses and
leaving hard spaces for companies to come to the town. What incentives are there to
attract new employers.

Bedfordshire Police have concerns about the layout as it will be easier for criminals
to go about their business. Now that we do not have a manned police station criminal
activity will increase.
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Anglian water also stated that it will propose " an unacceptable risk" of flooding.
The developers have stated it is offering affordable houses but as the percentage is
so small, will it really make a difference to the people living in Leighton Buzzard or
will the houses be given to people outside the area as we are being told.

We must all accept change but it has got to be of a benefit to the community and this
is not.”

Additional Comments

Construction Traffic Management

Control over the routing of construction traffic is currently included within the
Construction Environmental Management Plan (CEMP) requirements contained in
condition 9. It is considered that traffic routing is best controlled through a clause in
the s106 agreement. The detail of the wording will need to control construction traffic
movements in order to ensure that construction vehicles do not use unsatisfactory
routes particularly in relation to Heath and Reach.

East of Leighton Linslade Framework Plan

The East of Leighton Linslade Framework Plan was endorsed for the purposes of
Development Management in May 2013. A link to this document on the Council
website has been sent to all Members and hard copies will be available at the
meeting.

Additional/Amended Conditions

Amended condition 9 - delete reference to construction traffic routes at d).

No development shall commence in any area, as defined by the areas plan required
by condition 4, of the development (including any works of demolition) until a
Construction Environmental Management Plan (‘CEMP’) has been submitted to and
approved in writing by the Local Planning Authority. The CEMP shall accord with the
Framework Construction Environment Management Plan submitted as part of this
planning application and shall include details of:

Environment Management Responsibilities;

Construction Activities and Timing;

Plant and Equipment, including loading and unloading;

Points of access/egress to be used by construction vehicles;

Details of site compounds, offices and areas to be used for the storage of

materials;

f) Utilities and Services;

g) Emergency planning & Incidents;

h) Contact details for site managers and details of management lines of reporting
to be updated as different phases come forward;

i) On site control procedures:

i. Traffic mitigation measures including traffic management and parking

ii. Temporary haulage routes

ii. Air and Dust quality

iv. Noise and vibration

O OO T O
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v. Waste and Resource Management
vi. Agricultural Soils and Materials
vii. Temporary surface water drainage during construction
viii. Protection of Controlled Waters
ix. Trees, Hedgerows and Scrub
x. Ecology
xi. Archaeological and Cultural Heritage
xii. Visual and Lighting
xiii. Utilities and Services
xiv.Protection of water resources
xv. Protection of species and habitats
j) Detailed phasing plan to show any different phasing, different developers
and/or constructors to be updated on an annual basis;
k) Details for the monitoring and review of the construction process including
traffic mitigation (to include a review process of the Construction
Environmental Management Plan during development).

Any development hereby permitted shall be carried out only in accordance with the
approved CEMP.

Reason: To ensure that the development is constructed using methods to mitigate
nuisance or potential damage associated with the construction period and in
accordance with Policy 44 of the emerging Development Strategy Central
Bedfordshire for Pre-Submission.
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Irevor Saunders,

Asst, Director of Planning,
Cuntral Bediordshirs Coungil,
Priory House, Monks Wallk,
Chicksanse,

SHEFEORD, $G17 5T

- 21" September 2011
Dﬁ‘-ﬁlf' Slf :

iBpptiration ca;maasa?mm Chambeﬂams Barn Quarrv, nghton
Bu:azani 4D B0 UBG Dwﬂiings GEC,

ﬁsm}hcatmﬁ ili%;" 13;%1*%4&!#1113“ Chamberiatng Bamn Quarw, Letghtua
Buzrard, Link Buad, Heath Rosd/Vandyke Road atg, ~

~ &ppiicmmn el 11;023??{1?}!1? «Llipstone Park lsaxgh*un Euzzafé up o
1280 Dwelitngs at, with Link Road, Vandyke Anad/! Stanbndgfe Roat

We have th-{,ih:!d the 3-Ltb"m% slons made in respeet of the above, and W IO
register our Gb}&!:tiﬁ"! toall 3 of thew appdications.

Qur gwunds for abjection are as fn!éaws:-

1, gmggw

A 1 The applications are '\ssaz:xated wn‘h @iy cm&rgmy Lt:zru 5trateg~;
which the Jecretdry of state has now confirmed should be wiihdrawn, The
propused deveiopments ail lie in the South Beds roshire Green Belt, tin would
- have been facilitated by the Grewn Belt: haundaw chaige which that Core Strategy
was proposing.  However, with the wﬁfac!mwa of the Core Struis-gy, el
ﬁe*m o us that there is currently no mechanism in piave by which the intended
Greeh Belt goundory nha.we- can be lomaally pregresscti tawandﬁ ado,,man,

1.2 We subimit, therefore, that until some other phimum; *ranmmrk and
~mechanism emerges wherehy any change to the Green Belt boundaries LEnstof
teighton $urzard can be formalised, these applications have to be viewed as
inappropriate diveloprent inthie Green Relt amd thersfare ﬁu!‘ne::t to the ety
speciad urrumsianccs festin PPG2, ~

L3 nourview, ho w‘f‘ﬁciﬁerat case ol very special tircumstances’
currently exists. inthis regard, we draw sttantion to Uve fact that af the present
time there are very substantial tracts of allocated dnd consented land within the
Leighton Buzzard Southern Urbun Dxtension Arca {Grovebury Farm ahd Brickyard

.? I,
A {‘)r..u} v.:"

.::-,E.P
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Guarsy} which have stiil to be developed.  You are also aware that the Courcil’s
refusal of 00 homes an land West of Linsiade {s currenily awaiting the outsgma
afan Appealinguiry,  Ware the E-recmiz,az\; o Siste to allow this Appeal, this
would guite clearly have major imaact on the cose for any housing axpansion to
the tashof the tower,

Z. Sggszasmﬁb,giﬁv

N A AR T

’%&‘fe nate thal the applichvis obint oo recent Inftatives anyd
announcemeants by the Government designed to drive up the rate of
heusehuilding, and thal they refer in garticular 2o the draft Natxonas Manining
Polivy framewark, wrrnnt“-; the subect of consulation, which the Govertraent
proposes should contvin s ‘presumption” in faveurof sustainable development.

Howeyer, the tsowefnmerit fas made it guite rir*aa ihat this gresumption
is niot zﬁt?h‘iea i1 opf'mti’: i “:um 23y 8510 wc:iks:m the existing level of
protection ¢ ghven e ian»:s ol Graen Belt grgt ~

in any event, the key word inderlying the presumiption is ‘sustainabla’
and we consider the applivants” proposals Tall significantiv 10 meet that critesion.

To be spegfic-
3.1 Trafiic

The applications involve & total of 2230 dwaﬂmgﬁ amd Wit 400 wdkﬂr that
—espedlally after taking into aceount the affecis of 2 fully buiit oyt beighton
Southoyn trban Extension - proposzls of this magnitute must inevit ably impose.
significant unsustainabie atfic irnysacts on the fown,  Access to the town ¢ #ntre,
and sross trban movemsnt hetween Leighton Buzzard and Hinstade, is already
subject Lo rongestion, and the fatley flow wili be particutarty sfizcied by
additional traftic sepking avcess to and Trom the rathway station. the proposed
Heath Road ~ Vandyke Read Link, rogeiber with the aroposed Eastern Link Road,
alterations to road junctions snd enhancemeanis to the torat busg m:iw:}rk S
g view offer anly limited mitigation of these impacts,

mﬁaéd, the effectivencss of the proposed new bus servicos will ﬁepend ;

pot jston their fm:;uerm&; but alsc on their reliabillty, and this - slong with the
reltabillty of the rest of bus networl: throughoul ihe tows - wilt undoubtedly be
severely compromised by the raised fevels of traffic and congestion whwh afe

houndio bg raxm:rxcmd withine | es;,hmn Bursard'e urhrzn o,

it is by no mesns unrealistic o envisage shat the applicants’ combined
proposals could entail some 2500 - 3000 addiiional cars domiciied within the
towi’s Beungdarles; and thala-high proporticnof these wilk be seeling atcess o
the raed networdCwithin simifar Umeframes ofithe day. A‘gainsﬁﬁisha‘(ﬁkgr"omzﬁ,
we siibmitthat the conclusions of the apphicants’ Transporn Assessments that

Plaggeld
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‘there ore no highway reusons wity this proposal shonid not be permitred’
{Tnamberfaios Barn} aad that there will be a ‘nif detriment impact on Leighton
Buzzprd (Llipstone Back) san comimand no credibitity.

2.2 Emaployment & Economy

2241 There have to e sevious wmmaﬁx for convern over the
sustasingbility of the araplnyment prospests asboiated with the applicants
schemas, Quitof the 2230 hovschoids propused, s not vrrezsonable to
ervisage that in well cver 1500 of thers there will ut least one petson reguiring
acoess to amploviment.  However, the achial number of agditionsl localinbs thay
could porentislly croated within the prososed new emplovment zones, or be
awrailable elvpwhare within the town, s ,,Ei’aﬁ’l; 0T gning to meet sucha lovelof
requirement. I is certainiy wall within the bounds of probability that over two-
thirds of those reguiring aceess to woik will nesd to aul=tornmie to othar
Incations, placing strale hoth on road and rail ﬂL-":WQl’S(\ and, In the case of tha
tatter, Onaceess ?«r} atwd from the towr’ s 13 q:ﬂtﬁl‘ﬂ ‘

t i already an unsusiainuble feature of Leigiton ﬁuzz::ard and jts seonnmy that

Such 2 high prapertion of 4s restdants have Lo commute ekewnere to work,  The
seale of the applicents’ proposals, relative (o their amployment creation potentisl,
cian goly make the existing sifustion even twore tehgqsﬁqsabietﬁ nitis edreany s

222 Fhetown's mi:as‘-t émputtam visitar attrai_‘tmn isthe
- ieighion 8uzzaed Harrow Gauge Reilway, which takes people out to what is
Ccuerently  piasant ared of open countryside.  Yhe applicants’ propossis wilt:
largely urbanise the whole langth of its ceurazr&gs&de section bar the fast 360 yards,
arid thus ha\e Hghiy damaging impacts on th: attrgerion of the railway.

“nexchange for open green mumfyside Wi gat w'rm? s:iew:?li?ﬁd E
‘green coiridor’ - albeit one which features cluse-um views of a new roac link »m}
residential develogment on its noreh. sme, and on its south side tmors views of
residensizl ciwx.fa;}mcm together with 2 ‘Naighbourhuod Centre’ incorporating 2
supermarket and @ public housa. - Moreover, prier o completion of the

sppcants’ developiments, tha ¢ aiway wouid face vaars of despailed surrcundiigs
wm!e the applicants’ extensive schemes were under construction — construction
work which includes the diversion of the railway 2t one poing from &8 historic

routs in order ta accemmndate the ;urﬁiah of Vandvke Rnnd with the pr‘c:;mmd

Musty Rnad;’»’aﬁdgke PResad Link,

ot just in the fong-term, but perticularly through the construction phass,
the appficants” proposals show scant regard for the ratiway’s impariance ro focal

prople, to visitors, and 10 the local cconomy. - The impacts on the raifway are

chighly adverse, aie incapable of effectm:a 'raszig-,.tmn and are herefore oy
detinition unsustainabie.

PRggel9
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23 kavironmant

We wish f0 desw antention o the  Sus mma?*ﬂxtv Apprgical’ Rem}rtv

{Movember 2010} prepared in conjunction with-o e Core Strategy Pre-Submission
gocuirent.  This 84 report eommonis st f*‘ 74 un the Fist Sieve” ouiput friven
the §.4. mpthnda?ﬁgy in relation to Sites ©end B, e, the site areas 1o which the
'a;:s;}lrta ity proposaly roisen It then n_,tt the mxtt;fdihw IGeashres 5 R aS
s@qusmd sholild thasy sitgs be Laken forward for develnpment; ~

2323 t'sar Siee O, the mitigstion moeasures nStﬁ’d el
:JFW’prmf"ﬂi beyond the rhom ored W to the Sheniey Hili Ruog
gppropriote’.  ¥p 3 significant autant, the soplicent’s ‘ompaszls fanere this

imporiant 5, A recotnmeidstion. Whitlst he. appears to seck partially o maet it by

gropasing the rising sron of the land up o Shendey Hillt Road be developed as &

‘Country f‘,'arzg, the fower srez flaniing Vandike Road is shown a8 aimost entirely

glvan oves 1o residentis! development.  Particularly in this respect, we submit
that the application ivolves a wialor aon- »{ampémmv with the L‘urs Btratepy
& ustamam :tyr favpmws e '

~ E3.8  For Site ), the miligation measures re{tﬁr:}::farm‘fg‘d i the Core
Strategy SA hnclude the siatemments ‘Development should ovold the senzitive
stope and ridge leoding up 10 Chiarky Farm’, anil ‘The setting of Egaington should
be sofeguarded’.  The applicant's propesals agpear to comply with neither of
these revomimendalinns.  The alighment of the proposed x,ﬁstnm Link Road
appears te cut Wil into the hase of that sensitive siope, and the general setting of
Eggington vitage is undoubtedly advarsaly affectad not anby by the encroachment

of residontial devalopmient but by the prapossl to site two erployvment wnes
L S

a m‘g@i&e the tiak Road &t its southernend. Coe of thege I even ¢ proposed i ha

the east side of the Link Roag, this by Ecsf;‘hmz, ihe isexrm:‘,s" o éwe, epmem o

::rth@rmss affoegs.

These proposals would bring residentiat and Industrial developrient
within half 2 mile of the sutskirts of Eggimgion village. We submit that, for from

mzfeguardmg the setiing and environment of Egaington, tre am}izmm proposals
involve impacts an B that are profoundly adverse, which are mnamhk o zsffzarﬂv:a
i a?:mz, ami whmh arn a%*ue:fﬂtn dﬁsusm.mhm Fe

Z-..bogaiism

A% The Gowvernmeni’s iuca 5w s:‘i is exp?rm{%' woheon ht Sistule BJG&( -

this Novembar.,  The Bl promotes, inter alia, @ planming process in which locgl
‘Comminities wiit have & much grestar say inthe {e.:fwatd 58 rs,te gy for thelvaresy,
“hased on thelr own vision of focsl neads. ‘ ;

de the statement
i5 vt eonsidered

The 2,500 homes eavisaged &3: the fast Leighton-Linslade $534 in the.
Submission Core Strategy has never beena figure based o an estimation ol the

town's own requitements. 3t s figure which origineted from the Milton Revaes

Page 10
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L
% South Midiands SRS stigulasion that 8 total of sorme 25,300 additisnal homes
should be delivered within the Loton & South Bedinedshive Grawth dres over the
paripd 20012021, with provision for o Further 15,400 over the yaars o 2053,
figures towards which  leightonlnsisde should wmeke an eppropricte
conptnbution”.  This ‘appropricte contribation” becams quantified at 2,500 in the
Core Strategy Proterred Optiony zéa{:ummt of April 2008,

%.2 Following the Goverament decision in May 2010 that top-down
Regicnal tergets should e shalished, snd mpidx:ﬂ:% iy targets thai reflected logsl
need, the Core Stretepy was resworked and redbased 1 srovide for 93,150 new
homes over the perfod 2021-2028, with eontingency provision fur some 8,050
homus bayond that tate, F\Ef}*w;thetfm{amﬂ the ::.ub*mm,,;‘ sadisction that this
TRATEEHI aEsin tha arrgmal targas, the ‘wontribution’ to be made by the Easy
teighton-Linsinde 5554 by 2038 has n,mﬁmed unlterad in the Pr‘;sv«*;ub:msemn
Core Stratesy Trow thal oviginally sot in the context of the old MK & SM SRS
tafests for 3L This ontoasts raatac&abiy with the situation 3t the other two
555As, both of which have sean significant reductions. The reason for this
Appesrs; shoe agdin, to hava little to de with Lsiphton-Linsiade’s local needs, but
is‘because the tast Leighion 5354 is seen gs nffering the sppoitunity for a faster

“atart towards dedivery of the Core Sirategy tarpets than either of the gther bwo.

23 The Pro-Subimission ©5. Hself states at Paliey €S that Lefghion
Buzzard wilt be a secondory lorotion for development thot witt provids
devefopment opporiunities i mwel the nesde of the town and moke o
contribution o megting the hsuﬂng needs of the widr aree’, Yaking that
statgavianl 2t its fdce value, i the housing needs of the wider area have besn
marked down it deardy follows that the ‘sontribution” requlred from Lefshion
Buzzard should siso be marked down. This haz not happenad, and i our
submission it ah:ﬁut& have dane, ~ EE

: 2.4 in pm,f (ase, he cf‘ntr:&mtim to the witder ares’ appmaa,.h should
nows be sean 5 at fundamesimal odds with that set gut In the Locstism Bill, which
denrly points to oozl nzed as the basls on which focsl development shoidd take
place.  Local peaple have spoken aut sirongly ,against developreant at lLeighton-
Linsfarde on the scale propused. We s submit that the principles of the tocalism B
a!m;gs = gatte apart from the gther argumenis we have presented — now roguine

that the toncept and suale of any Gaveloonent o the east of the town he
completely re-evalualed. '

4. Longlusion

We wreyour Councll o giraslb due tonsideration tothe marf,«;ematmm
wi have made in this letter, and accordingly to refuse the presant annlicetions,

piirgh
Area Representaiive, ‘iz}wh Bads & Ligton

Page 1%
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Agricultural and Development Consultants,

Chartered Surveyors, Auctioneers and Valuers
Oakleigh House, Thrapston, Kettering. Northamptonshire NN14 4LJ
Tel: (01832) 732241 Fax: (01832) 733807 DX 701610 Thrapston

Email: enquiries@bletsoes.co.uk  www.blelsoes.co.uk

Your Ref:
Our Ref: AYB/VAB/15002

Email: alistair.brodie@bletsoes.co.uk
20" February 2014
By email only: victoria.davies@centralbedfordshire.gov.uk

Ms Vicki Davies

Principal Planning Officer
Development Management
Central Bedfordshire Council
Priory House, Monks Walk
Chicksands, Shefford,
Bedfordshire, SG17 5TQ

Dear Ms Davies

Clipstone Park — The Fraser Family

I confirm that we act on behalf of the Fraser family of Model Farm, Hockliffe Road, Leighton
Buzzard, in connection with property matters.

I write to confirm that the Fraser family are aware of the report which is to be considered by
Committee shortly, recommending the grant of planning consent for a primarily residential
development at the Clipstone Park scheme. I wish to confirm that the Fraser family are aware of the
possible grant of planning consent and are fully supportive of the development proposals. Indeed,
they have entered into an arrangement with the promoters Willis Dawson Holdings Ltd, designed to
steer this proposal through the planning process and, hopefully, secure a formal grant of planning
consent, in due course.

My clients are aware that the Committee will be undertaking a site inspection early next week and we
understand that Willis Dawson Holdings Ltd will be erecting sighting flags, in order to assist
members to understand the position of principal features and facilities and the alignment of roadways,
etc.

My clients are aware that, if planning consent is granted and the development comes forward, one of
their modern farm buildings sits within the route of the proposed eastern distributor road. My clients
are aware of the need to remove this building, if planning consent is granted. Contingency plans are
in place to deal with taking down this building and re-locating it onto an alternative site.

My clients hope that the site inspection will go well and look forward to a positive decision being
reached by Committee, in terms of passing a resolution to grant planning consent, when the
application is considered at the end of next week.

Yours sincerely

A'Y Brodie

c.c. david.hale@centralbedfordshire.gov.uk
c.c. Simon Willis

Bletsoes is the trading name of Henry H Bletsoe & Son LLP Henry H Bletsoe & Son LLP is a Limited Liability Partnership registered in England & Wales under Partnership Number (C371368
Our registered office address is: Oakleigh House. Thrapston. Kettering, Northamptonshire NN14 41J. We use the term ‘partner” to refer o a member of the LLP or an employee or consultant with equivalent standing and qualifications.

_geHlEny,

Partners: C.T. Bletsoe, FRICS, FAAV - AY. Brodie, BSc, FRICS, FAAV

ow e
. RIC S DH. Bletsoe, MA, DipArb, MRICS, FAAY, MCIAth e B
\ \ssociates: A.C. Middleditch, BSe{Hons), MRICS - Mrs N.J. Clayion-Balley, Bsc(Hons), MRICS, FAAV .—\g-ri;'uhur;u Valuers 4

PE.L Moore, MSe, MRICS, FAAY
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Central
Bedfordshire
Council
Priory House centrql
Monks Walk .
Chicksands, Bedfordshire

Shefford SG17 5TQ

TO EACH MEMBER OF THE
DEVELOPMENT MANAGEMENT COMMITTEE

28 February 2014

Dear Councillor

DEVELOPMENT MANAGEMENT COMMITTEE - Friday 28 February 2014

Further to the Agenda and papers for the above meeting, previously circulated, please find
attached the following additional information.

Late Sheet 3-24
Should you have any queries regarding the above please contact Democratic Services on
Tel: 0300 300 4040.

Yours sincerely

Martha Clampitt,
Committee Services Officer
email: martha.clampitt@centralbedfordshire.gov.uk
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DEVELOPMENT MANAGEMENT COMMITTEE - 28 FEBRUARY 2014

Item 4 (Page 5-116) — CB/11/02827/OUT - Clipstone Park, Land
South of Vandyke Road & North of Stanbridge Road, Leighton
Linslade.

Chilworth International Corporation

The late sheet contains details of a letter received from Hogan Lovells who act on
behalf of the owners of an area of land north of Vandyke Road, Chilworth
International Corporation.

A further letter was received on 26™ February 2014 after the late sheet was produced
raising a number of points. Each of the points is dealt with below.

The recent letter raises concern that a letter dated 18" April 2013 from DTZ, who act
on behalf of the above, was not recorded in the report. The letter was incorrectly
filed against the Framework Plan; however it is attached for information.

Both letters are attached for information.

e The application is premature. The Council does not have an up-to-date
Development Plan and the Development Strategy has not yet been submitted
for examination. Greater weight should be given to the Framework Plan,
which is a material consideration in the determination of the application.

The Officer's report deals with this issue in detail at sections 1, 3, 4 & 5. In
addition the comments of the Local Plans and Housing Team set out the position
in relation to the Development Plan. The Framework Plan is a material
consideration and the proposal conforms with it.

e Section 5 of the Framework Plan sets out the “essential infrastructure that
must be provided for growth to be integrated and sustainable.” 16ha of
serviced employment land is deemed to be necessary to allow the
development to progress. It is therefore surprising that the shortfall of 5ha of
employment land provision is not drawn to the Member’s attention.

The Framework Plan covers the whole of the Eastern Leighton Linslade allocation
and therefore for the total development of 2500 dwellings, 16ha of employment land
would be required to deliver the 2,400 jobs specified in policy 62 of the emerging
Development Strategy. The planning application before the Committee is for 1210
dwellings and provides 11ha of employment land. The applicant has demonstrated
that the 11ha within this application site could deliver sufficient numbers of new jobs,
circa 2,400, to accommodate all of the new economically active persons expected to
be generated from the whole of the allocation when taken along with those jobs
within the Neighbourhood Centre and schools. This point is emphasised in para 4.10
of the Framework Plan.
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e At paragraph 5.4 the officer refers to the Framework Plan as setting out 11ha
of employment land within the application site. The Framework Plan in fact
states that the main employment area is approximately 13ha. Thus the
employment provision within the application site is deficient when judged
against the Framework Plan.

The report does state that the Framework Plan requires 11ha of employment land
within this application. The Framework Plan does in fact state that the main area of
employment land is about 13ha. The land is 13ha gross, and 11.43ha net, therefore
the area of land which can be used for employment use has been included in the
report. The Framework Plan also states at 4.10 point 1, “Overall it is anticipated that
this main employment area together with jobs associated with the Neighbourhood
Centre, Local Centre (about 3 ha) and adjoining community uses such as schools,
will deliver in excess of the required 2400 jobs.” It is therefore considered that this
application will deliver the appropriate level of employment land and jobs.

e Officers mislead the Members in relation to the number of jobs to be
generated by the urban extension.

The Officer's report clearly states at 6.11 that the very special circumstances put
forward by the applicant are set out in paragraphs 6.11 — 6.31. The information
contained in paragraph 6.19 is therefore the applicant’s case. Policy 62 of the
emerging Development Strategy and the Framework Plan both require that the
allocation as a whole should deliver up to 2,400 jobs. This application site could
deliver, the applicant contends, 2,000 to 2,150 jobs on the employment land and a
further 500 jobs from within the development resulting from the neighbourhood and
local centres, schools etc. It is accepted that the other area of employment land is
not included in any application and that there is no certainty over the applicant’s
estimate that a further 600-700 jobs could be provided on that land. It does not
however impact on this application’s ability to provide sufficient employment land and
jobs.

e Heads of terms for the Section 106 Agreement are summarised in section 9 of
the report. In order to have a comprehensive and holistic development, the
s106 will need to deal with the phasing of the infrastructure to support the
development. The timing and delivery of employment land is not referred to.

Paragraph 9.19 sets out that the phasing of the development would need to be
carefully considered and appropriate triggers secured in the s106 agreement. It will
also be necessary for the legal agreements to control the development of all three of
the residential development sites in order to deliver the necessary infrastructure at
the appropriate point. This paragraph was intended to encompass all infrastructure
including the employment land. For the avoidance of doubt the legal agreement will
include clauses to deal with the delivery of serviced employment land and the offer
made by the applicant is that they would be willing to enter into an agreement which
requires the delivery of the first phase of serviced employment land prior to any
residential occupation.

e The Luton and South Central Bedfordshire Joint Core Strategy (August 2011)
sets out the delivery mechanism and associated timescales for land uses in
the urban extension. Employment land is required to be commenced within
three years. It is therefore questioned why the applicants are not being
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required to comply with this or any other timescale for delivery of employment
land.

The table in the Core Strategy sets out a general indication of delivery mechanisms
and associated timeframes. It is not considered that the applicants can be required
to comply with these timeframes as they are significantly out of date. It is however
considered that the early delivery of serviced employment land is vital and would be
secured through the s106.

e There is no required provision in the Section 106 Agreement for the applicant
to procure the provision of employment land outside the application site to
remedy the shortfall.

There is no shortfall of employment land within this application and therefore there is
no need to require the applicants to procure additional land.

e |t is vital that the Council treats the development of the urban extension in a
holistic and comprehensive manner not least to ensure that all essential
infrastructure can be delivered. This is recognised by officers at para 9.19. It
is therefore concerning that Members are being advised to push ahead with
the premature determination in isolation of a single application for only part of
the extension.

This argument can only be made in this situation as the Council has planning
applications for the remainder of the site. If the Council was in a situation where it
only had this application, there would be no reason to prevent its determination whilst
further applications for the remainder of the site. The Framework Plan was prepared
in order that the site is developed in a comprehensive manner. It is acknowledged
that it is vital that the legal agreements appropriately control the developments
across the site and the timing of the preparation of the s106 agreements and
subsequent planning permissions will need to reflect this approach.

e Members do not have the “full picture” before them and will have no guarantee
of the essential infrastructure if the applications are determined in a piecemeal
and ad hoc way.

This is not accepted the Members have a comprehensive report before them and
along with the relevant policy documents and the Framework Plan are able to
appreciate the “full picture”.

e Officers acknowledge at para 9.19 that there is a need for legal agreements
for all three residential sites. There is no explanation as to how these will
dovetail and ensure that the infrastructure is delivered. There is no analysis or
explanation as to why the applications are no being determined together with
a single s106 agreement.

The preparation of a single s106 agreement is still an option open to the Council,
however it is anticipated that it is more likely that there will be more than one legal
agreement all of which would be linked to each other.

e The environmental information forming the basis of the Environmental
Statement is woefully out of date. Although the report (para 7.1) refers to the
information as being 21/2 years old, this underplays the situation. The base



Minute ltage8da Item 3a
Pagge28

data for many of the studies is actually 4-5 years old. It would be unsafe for
the Council to rely on this data, particularly as the application site lies within
the Green Belt. We query how the Council has therefore been able to come to
an informed view that there has not been “any significant change to the
situation to necessitate any updated material”. It is noted that the applicant for
the adjoining sites (Arnold White Estates) saw the need to review and update
the environmental information and has submitted an addendum to their
Environmental Statement.

In order that the Committee are fully informed each section of the Environmental
Statement is dealt with below. It should also be taken into account that the
assessment of environmental effects takes into account the construction and
operational phases of the development which is expected to take 15-20 years to
complete.

The sections entitled Introduction & Assessment Approach; Application site and
Proposed Development and Planning Policy Context & Alternatives provide
background information and the context to the assessment of the environmental
effects of the development.

Socio-Economic Issues — The data included in this section on population,
deprivation, employment and unemployment etc could be updated, however it is not
considered that the changes to the baseline figures would be so significant to have
any impact on the assessment of the effects of the proposal.

Landscape and Visual Issues — There has been no significant change to the
landscape, viewpoints or visual impacts to warrant a review of this section.

Ecology — It is acknowledged that the reports and surveys were undertaken in 2010
but there is no evidence that the situation has changed in the areas proposed for
development that render this part of the ES time expired. Officers are satisfied that
there will be no significant adverse ecological effects arising from the data having
been collected in 2010

Cultural Heritage and Archaeology — There has been no significant change to the
cultural heritage or archaeological situation which would result in the requirement to
review the information.

Agricultural Circumstances — There has been no significant change in the agricultural
circumstances to warrant a review of this section.

Transport — The baseline data in this section may have altered slightly but not to
such an extent which would require the review of this information.

Noise & Vibration — There has been no significant change in factors in relation to
noise and vibration which would warrant a review of this section.

Air Quality - The baseline data in this section may have altered slightly but not to
such an extent which would require the review of this information.

Hydrology, Flood Risk and Drainage - There has been no significant change to the
hydrology, flood risk or drainage situation which would result in the requirement to
review the information.
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Geotechnical Issues & Contaminated Land - There has been no significant change to
these matters to warrant a review of this section.

Arnold White Estates submitted additional environmental information following
amended plans. The information does not review the original environmental
statement and only considers whether the changes have any additional or previously
unforeseen impacts.

e The advice set out in the report to Members as to why inappropriate and
harmful development in the Green Belt is outweighed by very special
circumstances in this case is particularly unconvincing. Members should be
advised that substantial weight should be given to any harm to the Green Belt
when determining the application (NPPF para 88).

Paragraph 88 of the National Planning Policy Framework (NPPF) is reproduced
below.

88. When considering any planning application, local planning authorities should
ensure that substantial weight is given to any harm to the Green Belt. ‘Very
special circumstances’ will not exist unless the potential harm to the Green

Belt by reason of inappropriateness, and any other harm, is clearly

outweighed by other considerations.

The case for very special circumstances is set out in the report at section 6. It should
be noted that the Secretary of State recently considered a planning application for
5,150 dwellings and associated development in the Green Belt and determined that it
should be determined at a local level.
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DEVELOPMENT MANAGEMENT COMMITTEE - 28 FEBRUARY 2014

Item 4 (Page 5-116) — CB/11/02827/OUT - Clipstone Park, Land
South of Vandyke Road & North of Stanbridge Road, Leighton
Linslade.

Further public comments received
4 emails have been received from residents who wished to address the Committee
but are unable to attend the meeting. There comments have been reproduced in full

below.

3 Cetus Cresent

Objections to development on Clipstone Brook.
1. Leighton Buzzard does not have the infrastructure to support large scale
developments.

2. The traffic situation is bad already and will be made much worse with large scale
growth in the town’s population.

3 Difficulties in reaching the train station and parking which is very bad at present.

4.Increased chances of flooding in building on a floodplain with the increase in
concrete spread. With recent events and climate change this fact that cannot be
ignored.

5. Building on green belt land which was provided to protect against any
development on green areas surrounding the town.

6. Arnold Whites has a poor record in this town in providing infrastructure under
section 106. Sandhills is recognised by most many people in this town as being a
dreadful estate. It has taken at least ten years to get a school there.

| feel this development is being treated as a fait accompli and the views of the people
in Leighton Buzzard are not being respected, when 10000 people signed a petition
against any further development in Leighton Buzzard. | am fed up of getting very little
that is good in this town and we seem to get a lot that is bad, including this
development.

2 Plummer Haven

Points of Concern re Planning Application CB/11/02827/0OUT Clipstone Park

Flooding
An up to date assessment of the risk of flooding across the land covered by this

application should be carried out.
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The land in question includes the Clipstone Brook. The Brook has a reputation for
being prone to flooding.

In the aftermath of the recent Flood Crisis, the opinion has been raised that the
average annual rainfall of the British Isles will increase.

| also understand that large developments in, or near to flood plains decrease the
ability of the soil to absorb rain and flood water.

Therefore an up to date assessment of the risk of flooding by the Clipstone Brook is
needed before this planning application is given final consideration.

Could the proposed Sustainable Urban Drainage System cope with the kind of winter
we have just had? Could it cope when the development is complete, an estimated 15
years from now?

Traffic

An up to date assessment of the flow of traffic in and out of the proposed
development traffic and traffic flows in and around Leighton Linslade and Heath and
Reach. How the new traffic generated by Clipstone Park will interact with Leighton
Linslade, Heath and Reach, the A5, and the A507 is essential. The proposed Eastern
Relief Road does not cross the canal or the River Ouzel. This means that anyone
wanting to go to Leighton Buzzard Railway Station, the proposed new Retail Park on
Grovebury Road, the proposed new development at Smith's Meadow, or Tesco, will
have to use the A507, or the roads leading from Clipstone Park to the Town Centre,
or both.

What will be the impact of this on Leighton Linslade Town Centre and the roads that
connect Clipstone Park to the Town Centre?

With reference to the East of Leighton Linslade Urban Extension, Draft Development
Strategy for Central Bedfordshire Policy 62

According to the Development Strategy, the building of the Eastern Relief Road will
not begin until 4 years after the building of Houses begins. Completion of the Eastern
Relief Road is expected to take 2 years. This means that for 4 - 6 years people
coming to live in Clipstone Park will be totally dependent on Leighton Linslade's
existing roads.

The Development Strategy also indicates that Employment Provision within the East
of Leighton Linslade Urban Extension will not begin until 3 years after the
commencement of House Building. This Employment Provision will continue for
another 12 years after this point. This means that people coming to live in Clipstone
Park will have to look outside Clipstone Park for their Employment for at least 3
years, and maybe for ever. As a result, they will have to travel outside the
development, and/or commute to find work.

There seems to be a tacit assumption that people living in Clipstone Park will be
willing to use feet, bicycles, and buses to get to and from Leighton Town Centre and
other facilities, such as Leighton Buzzard Railway Station. How realistic is this
assumption now, given the distance of Clipstone Park from the Town Centre? How
realistic is this assumption given the locations of Leighton Buzzard Railway Station
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and Leighton's supermarkets, and the proposed locations of the new Retail Park and
Smith's Meadow? When are new bus services likely to become available?

Can Leighton Linslade and Heath and Reach truly provide the support that Clipstone
Park will need?

Can Leighton Linslade and Heath and Reach truly cope with the potential increases
in traffic and changes in traffic flows that Clipstone Park will bring?

If the answers to these questions is No, the development known as Clipstone Park
should not go ahead.

Infrastructure
The delays in the beginning of the Eastern Relief Road, and in Employment Provision
have already been mentioned.

Delays in the provision of schools, medical facilities and the Hub are also highly likely
to occur.

This means that, for however long a delay is, the people of Clipstone Park will be
totally dependent on Leighton Linslade, Heath and Reach and other villages around
the development to provide what is needed.

Can Leighton Linslade Heath and Reach and the villages truly afford this situation,
now, and into the long term future?

| use the word 'afford' in the widest sense.
If the answer is 'No' in whole or in part, then this development should not go ahead.

With reference to the Draft Development Strategy for Central Bedfordshire: all
policies dealing with Green Infrastructure, Green Spaces and the Environment

The Green Infrastructure and Green Spaces of Clipstone Park
What protection is there for the Green Spaces and Green Infrastructure of Clipstone
Park from encroachment by future development?

The Development Strategy for Central Bedfordshire implies that Housing Density in
new developments has become completely flexible.

This further implies that any Housing Density figures in this Outline Planning
Application might be allowed to rise in future.

This could lead to loss of Green Space and Green Infrastructure in order to
accommodate new building.

If the Green Policies of the Development Strategy are to be fulfilled then protection of
the Green Spaces, and Green Infrastructure contained in this Outline Planning
Application is essential.

Any approval of this Outline Planning Application should therefore be conditional on
the Green Spaces and Green Infrastructure being preserved from future
development of any kind.
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Energy Provision
Is the wind turbine proposed for Double Arches expected to contribute to the energy
needs of Clipstone Park?

My understanding is that this wind turbine will feed into the National Grid. Is this
correct? If it is, then this wind turbine cannot be considered as a point towards the
approval of this planning application.

Is it possible to have solar panels installed in each new home, or to offer each buyer
of a new home in Clipstone Park the option of having solar panels installed when or
before they move in?

Solar panels do not produce the noise pollution and associated medical problems of
a wind turbine. As far as | am aware, solar panels do not produce air pollution, either.

12 Chestnut Rise

| wish to further object to this development as already said it is a massive
development on a town with a Victorian road system, which already gets congested.

1. Building on flood plain with the threat of flooding, which has caused a lot of
problems with climate change in the country.

2. Further traffic jams with extra people using present supermarkets as the one on
the proposed development not adequate. New link road won't help.

3. There is a need for more housing but not on this huge scale to the determent of
this town. Events in the town are already spoilt with the volume of people.

9 Chamberlains Gardens — via Andrew Selous MP

It appears that the local council is about to allow Dawson industries to build housing
on Greenbelt land on the edge of Leighton Buzzard. This seems to be without any
regard for the opposition from the police - who are concerned about security, Anglia
Water who say that such a development would increase the risk of flooding to
adjacent areas.

There has concern shown by the Government relating to individuals concreting over
green areas because of the risk of there being nowhere for drainage and recent
events have shown the effect that mass building on flood plains, green belt areas can
have. these dangers seems to have bypassed the local councillors in Beds. Further,
it has been admitted by the developers that, if the scheme goes ahead, only ten
percent of the housing built will be 'affordable housing' which suggests that this is
merely a money making scheme with little, or no regard for the local area.

Perhaps you could raise this issue, both with the council and with your colleague The
Secretary of State for the Environment, before irreparable damage is done.



Minute ltage8da Item 3a

@,DTZ*"

a UGL company
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London
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Telephone: 020 3296 2411

Sue Frost 18 April 2013

Interim Local Planning and Housing Team
Central Bedfordshire Council

Priory House

Monks Walk

Chicksands

Shefford

Bedfordshire

SG17 5TQ

Dear Ms Frost,

REPRESENTATIONS TO THE EAST OF LEIGHTON LINSLADE FRAMEWORK PLAN AND ASSOCIATED
PLANNING APPLICATIONS ON BEHALF OF ALISION CHILTERN - HUNT

These representations are submitted on behalf of Alison Chiltern-Hunt, following our meeting with your
colleague David Hale on 20 March 2013. Alison Chiltern-Hunt is the freeholder of the land edged red on the
attached plan (DTZ1), extending to 5.4 ha (13.4 acres). The land is located to the north east of Leighton
Linslade on the northern side of Vandyke Road and currently in agricultural use.

We understand that the public consultation on the East of Leighton Linslade Framework Plan (‘the
Framework Plan’) took place in November / December 2013. We were not contacted as part this
consultation despite having had meetings with adjoining land owners (Arnold White Estates) to discuss
their proposals in 2011 who could have given your Council our contact details. As such, we have not
commented on the proposed Framework Plan to date.

Additionally, up to this point we have not commented on the main planning applications submitted in 2008
and 2011 by adjoining landowners (Chamberlains’ Barn - SB/08/00329/0UT, CB/11/01937 and Clipstone
Park - CB/11/02827/0UT). These applications do not include the land owned by my client but will have a
significant impact on this land if approved.

This letter sets out our comments on the above documents.
East of Leighton Linslade Framework Plan

These representations are submitted with reference to paragraph 182 of the National Planning Policy
Framework which sets out the tests of soundness against which draft Local Plans are to be examined but
also form a strong framework against which all emerging planning policy can be assessed.

These are:

e Positively prepared — the plan should be prepared based on a strategy which seeks to meet
objectively assessed development and infrastructure requirements, including unmet requirements
from neighbouring authorities where it is reasonable to do so and consistent with achieving
sustainable development.

1of3
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e Justified — the plan should be the most appropriate strategy, when considered against the
reasonable alternatives, based on proportionate evidence;

e Effective — the plan should be deliverable over its period and based on effective joint working on
cross-boundary strategic priorities; and

e Consistent with national policy — the plan should enable the delivery of sustainable development in
accordance with the policies of the NPPF.

Our client is strongly supportive of the wider intentions of the draft Framework Plan and the principles
behind the proposals for the East of Leighton Linslade urban extension. We do not however, consider that
the proposed allocation of our client’s land for employment use has been considered in sufficient detail to
ensure it has been positively prepared, justified, effective or sustainable and in accordance with National
Policy.

We understand that the allocation of my client’s land reflects the original masterplan for the area produced
by Arnold White Estates in their 2008 application and more recent discussions the Council have had with
the promoting landowners.

Our concern is that a robust and evidence based case in support of the allocation of this land for
employment use has not been made and on this basis we consider that:

e The allocation has not been positively prepared as there has been no employment study
undertaken to gauge the viability and sustainability of employment uses at this location.

e The allocation is not currently justified as the two further employment zones located towards the
southern end of the proposed extension (circa 11 ha (27 acres)) provide a more sustainable
development cluster for employment uses with better transport links and future access to the
national motorway network via the proposed Houghton Regis link road to the M1.

e The allocation of the land in question is not effective as it is not deliverable in terms of financial
viability and will not be developed for the proposed uses within the development timeframe.

The more accessible employment zones proposed near Stanbridge Road are large enough to
generate a ‘critical mass’ of employment floorspace. This would support ancillary and
complementary facilities creating a successful employment hub. Employment development at
Vandyke Road would struggle to attract developers and occupiers when in competition with these
more sustainable alternatives. As the Stanbridge Road zones would provide a sufficient supply of
employment floorspace to satisfy demand generated by the urban extension, Vandyke Road would
not be developed for employment use and may subsequently be promoted for alternate uses.

e The development of employment uses in this location would not be sustainable. Notwithstanding
the above points, if a further employment zone were developed in this location, occupiers could be
drawn away from the town centre. This would damage the economic vitality of the Town Centre
and increase the number of car trips generated as occupiers will no longer benefit from the public
transport facilities available in central Leighton Buzzard.

We do not consider that the above points are insurmountable but require further robust, evidence based
studies to be produced that support of this allocation. These should identify suitable and sustainable
employment generating uses and a clear strategy for development of this land for the uses proposed.

Current Planning Applications

As with the Framework Plan, we are broadly supportive of the development proposals set out in the
planning applications CB/11/01937 and CB/11/02827/0UT.

20f3
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Our concerns are that the land owned by our client has been excluded from the Chamberlains Barn
application (CB/11/01937) but the site has been identified as ‘future employment land’. Notwithstanding
our above comments on the suitability of this land for employment uses in the absence of detailed
employment studies, we consider that the exclusion of this land from the planning application would lead
to piecemeal development. The impact of this would be magnified as a result of the site’s location adjacent
to the proposed Neighbourhood Centre, an import focal point for the wider development.

To ensure the development East of Leighton Lindslade is successful and capable of delivery, and the
neighbourhood centre is served by complementary employment generating uses, a detailed employment
study and development strategy that supports the proposed employment allocation should be produced by
the consortium currently promoting the wider development.

To ensure that any development strategy for this land is implemented by the promoters, the development
of this area for employment generating uses or other complementary uses should be linked to the planning
permission granted for the wider development. To this end we consider that a single s106 agreement tying
in all the relevant planning applications would ensure comprehensive delivery of planning obligations.

Our client realises the importance and public benefits that would arise from the development as a whole
and would be prepared to consider entering into a s106 agreement that addressed the obvious concerns

caused by the proposed employment allocation covering their land.

| hope this is clear but | would welcome the opportunity to discuss our findings with you in further detail.

Yours sincerely,
e 1 ﬂ' L y -
o,yolee T'&Mﬁ

Gerald Allison
Senior Director

Email: gerald.allison@dtz.com

Direct Tel: 0203296 2411

Copied to:
Alison Chiltern-Hunt
David Hale — Planning Manager South
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Alison Chiltern-Hunt — Land ownership

Plan: DTZ1
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13 February 2014 By email and post

Central Bedfordshire Council Claire Dutch

Priory House claire.dutch@hoganlovells.com
Monks Walk D +44 (20) 7296 2951
Chicksands Our ref C2/CD/4014250
Shefford Matter ref 52881/00019
Bedfordshire SG17 5TQ

Attention: Andrew Emerton

Dear Sirs

EAST OF LEIGHTON LINSLADE - URBAN EXTENSION
PLANNING APPLICATIONS CB/11/02827/OUT, CB/11/01937/0UT AND CB/11/01940/0UT
(SuBMITTED BY WILLIS DAWSON HOLDINGS AND ARNOLD WHITE ESTATES)

We refer to our letter of 23 January. We have now had the opportunity to meet with our client's
property agents, DTZ, and we are in a position to set out our client's concerns in more detail.

Our client has serious concerns about the imminent grant of planning permission in relation to the
three planning applications that have been submitted for the urban extension to the east of
Leighton Linslade. For the sake of brevity, we refer in this letter to application CB/11/01940/0UT
and application CB/11/01937/OUT submitted by Arnold White Estates as the "Arnold White
Applications" and application CB/11/02827/OUT submitted by Willis Dawson Holdings as the
"Willis Dawson Application" (collectively referred to in this letter as "the Applications").

In short, the Applications do not conform with the current and emerging policy framework in place
for the urban extension.

ADOPTED LOCAL PLAN

The Council does not have an up to date Development Plan. It's adopted Development Plan
(South Bedfordshire Local Plan Review 2004) is now 10 years old and makes no provision for the
urban extension.

The Joint Core Strategy for Luton and Southern Central Bedfordshire was withdrawn at the
advice of the Examining Inspector but relevant policies have been endorsed by your council for
development management purposes as an interim measure until such time as the Council's
Development Strategy is in place. Policy CS16 supports the allocation of the Strategic Site
Specific Allocation ("SSSA") and provides for a masterplan to be prepared to take forward the
vision of the SSSA that:

Hogan Lovells International LLP is a limited liability partnership registered in England and Wales with registered number OC323639 and is authorised and regulated by the
Solicitors Regulation Authority of England and Wales. Registered office and principal place of business: Atlantic House, Holborn Viaduct, London EC1A 2FG.

"Hogan Lovells" is an international legal practice that includes Hogan Lovells International LLP and Hogan Lovells US LLP, with offices in: Alicante Amsterdam Baltimore
Beijing Brussets Caracas Colorado Springs Denver Dubai Dusseldorf Frankfurt Hamburg Hanoi Ho ChiMinh City Hong Kong Houston Johannesburg Lon_don
Los Angeles Luxembourg Madrid Miami Milan Moscow Munich New York Northem Virginia Paris Philadelphia Prague Rio de Janeiro Rome San Francisco
Sao Paulo Shanghai Silicon Valley Singapore Tokyo Ulaanbaatar Warsaw Washington DC Associated Offices: Budapest Jakarta Jeddah Riyadh Zagreb.

The word "partner” is used to describe a partner or member of Hogan Lovells International LLP, Hogan Lovells US LLP or any of their affiliated entit_ies or any employee or
consultant with equivalent standing. Certain individuals, who are designated as partners, but who are not members of Hogan Lovells International LLP, do not hold
qualifications equivalent to members. For more information about Hogan Lovells, the partners and their qualifications, see www.hoganlovells.com.
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T identifies sufficient land to provide a mix of uses that delivers about 2,500 dwellings,
approximately 16 hectares of employment land ...

3 .... provides new employment land in locations that are attractive to employees, giving
good access to the primary route network and will provide good quality, local job
opportunities” (our emphasis).

EMERGING DEVELOPMENT STRATEGY

Policy 62 of the Draft Development Strategy supports the SSSA to the East of Leighton Linslade.
It states that the development will provide a mix of uses to achieve a sustainable community
comprising (inter alia) "approximately 16 hectares of employment land creating up to 2,500 new
jobs". It goes on to state that the development will provide "new employment land in locations
that are attractive to employers, give good access to the primary route network and provide good
quality, local job opportunities”. We understand that the Council is presently considering
responses to the consultation on the Draft Development Strategy before it is to be submitted to
the Secretary of State for examination.

THE FRAMEWORK PLAN

The East of Leighton Linslade Framework Plan ("Framework Plan") was adopted by the Council
in June 2013 to provide technical guidance in relation to the determination of applications (that
were already before the Council at the time of the Framework Plan's adoption) for the
development of the urban extension.

This Framework Plan was adopted "to remedy the deficiency" in that the masterplan prepared by
the Council and the Developers in 2010 had not been subject to public consultation. However, in
that regard, it is surprising that neither our client nor our client's agents were consulted in relation
to the preparation of the Framework Plan.

The legal status of the Framework Plan is not clear. The council is treating the document as a
material consideration in relation to the determination of the Applications, although it could be
argued that, given the nature of its land use policies, it is actually a Development Plan Document.
However, we note that the necessary legal procedures have not been followed to give the
document Development Plan Document status.

The Framework Plan is, therefore, at the very least, a material consideration in the determination
of the Applications and, in the absence of an up to date Development Plan, should be given
significant weight by the Council.

The Framework Plan sets out a vision for the SSSA to be a sustainable and new community with
the aim of encouraging inward investment and strengthening the local economy by establishing
new jobs in order to reduce the prospects of a dormitory community with predominantly outward
commuting. A key part of the vision is, therefore, improving local employment opportunities.

The Framework Plan (at 3.1) states that planning applications will "also need to demonstrate how
the following aims can be delivered to comply with the Development Strategy ... to secure a
much better range of serviced employment sites within the town, this will assist with growth within
the local economy (in accordance with the National Planning Policy Framework) and improve
levels of self-containment thereby reducing outward commuting from the town" (our emphasis).

At 4.5 (planning and design principles) the development must ensure "that local employment
opportunities are located in areas which are well-connected to the existing and new primary route
network but at the same time are not located in areas which are likely to cause a nuisance to
existing or new residents".

LIBO3/DUTCHCLA/4014250.1 Hogan Lovells
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At 4.10, the Framework Plan refers to the provision of two main employment areas and refers
specifically, by reference to the Concept Plan, to our client's site as the area of employment land
immediately to the north of Vandyke Road. It refers to the site's ability to offer the potential to
deliver a wide range of employment-generating uses owing to its sustainable location in close
proximity to the neighbourhood centre. This land is described as being "ideally located to provide
for slightly smaller-scale employment uses such as serviced activities having a local base and
serving the town of Leighton Linslade”.

Section 5 of the Framework Plan sets out the "essential infrastructure that must be provided for
growth to be integrated and sustainable”. Certain facilities are deemed to be necessary to allow
development to progress. One of those facilities is employment provision of approximately
16 hectares of employment land. That employment land "will need to be serviced and brought
forward as part of a programme to assist in the creation of local jobs concurrently with new
housing" (our emphasis).

It is, therefore, abundantly clear from the Framework Plan that the policy intention is to provide
serviced employment sites of approximately 16 hectares. From what we have seen from the
information publically available, the Applications do not provide the level of serviced employment
land which is deemed to be "necessary" and "essential" under the Framework Plan. Rather, the
Applications combined provide only 11.43 hectares of employment land. We also note that the
Willis Dawson Application relies on jobs created generally within the development (such as the
local centre and schools) to meet the required employment provisions. It is clear from the
Council's Framework Plan which should be given significant weight in the determination of
applications coming forward, that the Council's vision for a genuinely sustainable new community
cannot be realised without essential provision of a sufficient quantum of serviced employment
land and that provision must include our client's land. Further, the Applications do not conform
with the emerging Policy Framework, which is also a material consideration in the determination
process.

The Applications do not include our client's land and, as far as we are aware, the developers are
not being required to procure the provision of off-site employment land to remedy any shortfall.

CURRENT POSITION

We understand that DTZ have been informed by the Council's officers that the Section 106
Agreement for the Willis Dawson Application is largely settled. We note that a draft of the Section
106 Agreement has not been made available on the Council's website or the Planning Register.
The Council has, therefore, not complied with its statutory duty under 36 of the Town & Country
Planning (Development Management Procedure) Order 2010 which requires draft Section 106
Agreements to be entered onto Part 1 of the Planning Register. Please therefore rectify this error
as soon as possible. We should also be grateful if you would forward to us direct a copy of the
draft Section 106 Agreement for the Willis Dawson Application and any other Section 106
Agreement currently being negotiated in relation to the Applications.

Officers have relayed to DTZ that it is likely the Willis Dawson Application will be determined
within the next month. We find this surprising as it appears to us that none of the Applications
have yet to be referred to committee.

In the absence of any publically available information (eg committee reports, draft/completed
Section 106 Agreements), it appears to us and to DTZ that the Council is prepared to determine
applications for this important area in an ad hoc and piecemeal manner which runs contrary to the
vision and objectives of the Framework Plan and emerging Development Strategy.

LIBO3/DUTCHCLA/4014250.1 Hogan Lovells
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Further, we understand that, rather unusually, the Council has not required a single
comprehensive Section 106 Agreement providing for the delivery of essential infrastructure
(including employment land) for the whole of the urban extension. Rather, separate Section 106
Agreements in relation to the Arnold White Applications and the Willis Dawson Application are to
be entered into. This, therefore, raises the question of how critical infrastructure is to be
guaranteed and delivered, for example the Eastern Link Road straddles the redline boundaries of
the Applications and is not self-contained within a single application. In the event that the Council
proceeds to grant planning permission for one of the applications ahead of the others, the
delivery of an essential piece of infrastructure in its entirety is not guaranteed.

Please could you provide the following as soon as possible:

1. A full explanation of the basis on which the Council considers that the employment
provision to be delivered by the Applications is adequate and conforms with the Council's
Framework Plan, the Joint Core Strategy endorsed for development management
purposes and the Council's emerging Policy Framework.

2. Confirmation that the Council will treat the development of this area in a holistic and
cohesive manner to ensure that the vision of the Framework Plan and emerging
Development Strategy can be realised and delivered. In that regard, please confirm that
the Council will not determine planning applications for this area in a piecemeal way and
will ensure that all Applications are considered and determined at the same time.

K As stated above, please confirm that you will place any draft Section 106 Agreement(s)
on the Planning Register and send copies to us.

4. Please confirm that the Section 106 Agreement(s) will also provide legally enforceable
mechanism for the delivery of infrastructure to support the whole of the SSSA including
the provision of the full quota of employment land, deemed to be essential to the SSSA.

Bl Please send to us copies of any officer's reports to Committee in relation to the
Applications.
6. Finally, the Applications were submitted three years ago, in 2011. The base data on

which the Environmental Statements supporting the Applications are based are now
significantly out of date. Although we note that an Addendum to the Environmental
Statement has been submitted in relation to the Arnold White Applications, we cannot find
on the Council's website any similar updating information in relation to the Willis Dawson
Application. Please confirm that the applicant has been requested to submit this
information. Please provide a copy.

Please note that, as stated in our earlier letter, in the event that any or all of the Applications are
granted without our client being satisfied in relation to the matters set out in this letter, we are
instructed to advise our client on the legal options available to it.

We look forward to hearing from you as soon as possible.

Yours faithfully

ﬁjﬂjJM W’#;&

W

LIBO3/DUTCHCLA/4014250.1 Hogan Lovells
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London EC1A 2FG LDE 57
T +44 20 7296 2000

F +44 20 7296 2001
www.hoganlovells.com

26 February 2014

By email and post Claire Dutch
claire.dutch@hoganlovells.com

Central Bedfordshire Council e -

Priory House Our ref C2/CD//4050112

Monks Walk Matter ref 52881/00019

Chicksands

Sefford

Bedfordshire SG17 5TQ

Attention: Andrew Emerton

Dear Mr Emerton

EAST OF LEIGHTON LINSLADE — URBAN EXTENSION
PLANNING APPLICATION CB/11/0287/0UT (SuBMITTED BY WILLIS DAWSON HOLDINGS)

As you are aware, we act on behalf of the owners of the land to the north of Vandyke Road,
Leighton Linslade. We refer to your letter of 21 February 2014. We have also now seen the
officer's’ report ("the Report") in relation to the "Wilis Dawson Application” which is to be
considered at the Council's Development Management Committee meeting on 28 February.

We are surprised and concemned by your response to the issues raised in our letter of
13 February. We have reviewed the Report and note that it is inaccurate and misleading in a
number of respects. Disappointingly, we note that the representations made in our letter of
13 February and DTZ's earlier letter of 18 April 2013 have not been referred to at all in the
Reports. For this reason and in view of the importance of this matter, we are copying this letter to
the members of the Committee.

We OBJECT to the planning application and draw the members’ attention to the following points:

e The application is premature. Council's officers are proposing that this application for
significant inappropriate and harmful development in the Green Belt is determined in a policy
vacuum. The Council does not have an up to date Development Plan and its draft
Development Strategy has not yet been submitted for examination. In this regard, we are
therefore surprised that officers do not advise members to give greater weight to the East of
Leighton Linslade Framework Plan, which is a material consideration in the determination of

the application.

e As stated in our letter of 13 February, section 5 of Framework Plan sets out the "essential
infrastructure that must be provided for growth to be integrated and sustainable”. 16 hectares
of serviced employment land is deemed to be necessary to allow the development to
progress. This is to avoid the urban extension becoming an unsustainable dormitory

Hogan Lovells International LLP is a limited liability partnership registered in Engtand and Wales with registered number OC323639 and is authorised and regulated by the
Solicitors Regulation Authority of England and Wales. Registered office and principal place of business: Atlantic House, Holborn Viaduct, London EC1A 2FG.

“"Hogan Lovells" is an international legal practice that includes Hogan Lovells International LLP and Hogan Lovells US LLP, with offices in. Alicante Amsterdam Baltimore
Beijing Brussels Caracas Colorado Springs Denver Dubai Dusseldorf Frankfurt Hamburg Hanoi Ho Chi Minh City Hong Kong Houston Johannesburg London
Los Angeles Luxembourg Madrid Miami Milan Moscow Munich New York Northem Virginia Paris Philadelphia Prague Rio de Janeiro Rome San Francisco
Sao Paulo Shanghai Silicon Valley Singapore Tokyo Ulaanbaatar Warsaw Washington DG Associated Offices: Budapest Jakarta Jeddah Riyadh Zagreb.
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commuter sector. It is therefore surprising that the shortfall of 5 hectares in employment land
provision is not drawn to members' attention.

e Where the Framework Plan is referred to in the Report, there are inaccuracies. At paragraph
5.4 officers refer to the Framework Plan as setting out 11 hectares of employment land within
the application site. In fact, the Framework Plan states that the main employment area is
approximately 13 hectares. Thus the employment provision within the application site is
deficient when judged against the Framework Plan.

o Officers mislead the members in relation to the number of jobs to be generated by the Urban
Extension. The Development Strategy (pre-submission version 2013) allocates 16 hectares
of employment land to east of Leighton Linslade, creating 2,400 jobs. The total number of
jobs provided within the application site is only 2,000 to 2,150 (paragraph 6.19 of the report).
The applicant attempts to make up this shortfall by counting a possible 500 jobs within the
neighbourhood centre and educational facilities. Officers refer to our client's land off Vandyke
Road as generating a possible further 600-700 jobs although it is noted that no justification is
given for this figure and no mechanism to ensure the delivery of these jobs. As you are
aware, our client's site has not been included within the planning applications for the Urban
Extension. No agreement has been reached between our client and the developers for the
delivery of this employment site. Officers’ conclusion that the Urban Extension could
generate 3,100 to 3,350 jobs is therefore misleading and not fully reasoned or justified.

e The heads of terms for the Section 106 Agreement are summarised in section 9 of the
Report. In order to ensure a comprehensive and holistic development, the Section 106
Agreement will have to deal, in some detail, with the phasing of infrastructure to support the
Urban Extension. In paragraph 9.20, officers list the infrastructure that will need to be
"controlied in connection with the application". Surprisingly, the timing and the delivery of
employment land is not referred to. Rather, officers suggest that the legal agreements will
merely contain provisions requiring the promotion and marketing of the employment land.
This falls well short of legally enforceable commitments from the developers requiring delivery
of serviced employment sites. We remind members that 16 hectares of serviced employment
land was deemed to be "necessary" and "essential" when members voted to adopt the
Framework Plan less than a year ago in June 2013.

e Further, the Luton and South Central Bedfordshire Joint Core Strategy (August 2011) sets out
delivery mechanism and associated timescales for land uses in the Urban Extension.
Employment land is required to be commenced within three years. It is therefore to be
questioned why the applicant is not being required to comply with this timescale (or indeed
any timescale at all) for the delivery of the employment land.

e Similarly, it is noted that there appears to be no required provision in the Section 106
agreement for the applicant to procure the provision of employment land outside the
application site to remedy the shortfall.

e |t is vital that the Council treats the development of the Urban Extension in a holistic and
comprehensive manner not least to ensure that all essential infrastructure can be delivered.
This is recognised by officers at paragraph 9.19: "it would also be necessary for the legal
agreements to control the development of all three of the residential development sites in
order to deliver the necessary infrastructure at the appropriate point". It is therefore
concerning that members are being advised to push ahead with the premature determination
in isolation of a single application for only part of the extension.

¢ The members therefore do not have the "full picture" before them and will have no guarantee
of the delivery of the essential infrastructure if applications are determined in a piecemeal and
ad hoc way.

LIBO3/DUTCHCLA/4050112.2 Hogan Lovells
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* Furthermore, officers recognise (paragraph 9.19) that there is a need for legal agreements
relating to the three sites comprising the Urban Extension. There is no explanation of how
the legal agreements will dovetail and will ensure that the infrastructure is delivered. We are
concerned that there is no analysis or explanation as to why the applications are not being
determined together with a single Section 106 agreement.

¢ The environmental information forming the basis of the Environmental Statement is woefully
out of date. Although the Report (paragraph 7.1) refers to the information as being 2'/, years
old, this underplays the position. The base data for many of the studies within the
environmental statement is actually 4/5 years old as it was actually collated as long ago as
2009/2010. It would be unsafe for the Council to rely on this information, particularly as the
application site lies within the Green Belt. We query how the Council has therefore been able
to come to an informed view that there has not been "any significant change to the situation
since the application was submitted to necessitate any updated material" where the Council
has not requested the applicant to at least review whether the information submitted in the
Environmental Statement still holds good. It is noted that the applicant for the development of
the adjoining sites (Arnold White Estates) saw the need to review and update the
environmental information and has submitted an addendum to their Environmental Statement.

¢ Finally, the advice to members set out in the Report as to why inappropriate and harmful
development in the Green Belt is outweighed by "very special circumstances" in this case is
particularly unconvincing. Members should be advised that "substantial weight is given to any
harm to the Green Belt" when determining the application (paragraph 88 NPPF). The case
for very special circumstances for a development of this size, impact and magnitude has not
been made out.

In summary, members should be advised that:

e There is no up to date adopted policy supporting the Urban Extension.

o Officers have, somewhat conveniently, not drawn the required attention to the Framework
Plan which was adopted for development management purposes in relation to this site by the
Council less than a year ago and, in the absence of an up to date policy framework, should
be given significant weight.

¢ The employment provision is inadequate and does not conform with the Framework Plan and
the emerging Development Strategy.

e There is no legal mechanism set out in the report requiring the delivery of employment land
which is deemed to be essential infrastructure in the Framework Plan and Emerging
Development Strategy.

o The Council is not determining the applications for the Urban Extension in a holistic and
comprehensive way. It has no guarantee therefore that the necessary infrastructure will
come forward to support the extension.

¢ The Council has not made a convincing case for very special circumstances justifying harm of
this magnitude in the Green Belt.

* The supporting environmenta!l information submitted with the application is out of date and
therefore inadequate.

LIBO3/DUTCHCLA/4050112.2 Hogan Lovells
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We urge the members to refuse the application or at least to hold it in abeyance until the
Development Strategy has been adopted.

We are copying this letter to the Planning Officer and the Director of Planning.

Yours faithfully

fin loedly
J

CC

Nigel Aldis — Member

Alan R Bastable — Member
Raymond D Berry — Member
Michae!l C Blair — Member

David Bowater — Member
Anthony D Brown — Member

Mrs C Fiona Chapman MBE — Member
Mrs Sue Clark — Member

Mrs Bev Coleman — Member

lan Dalgarno — Member

Ken Janes — Member

Ken C Matthews — Member
Caroline Maudlin — Member

Tom Nicols — Member

Alan Shadbolt — Member

lan Shingler — Member

Brian J Spurr — Member

J Nigel Young — Member
Andrew Davy — Head of Planning
David Hale — Planning Officer
Martha Clampitt — Clerk to Committee
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CB/11/02827/0UT

Clipstone Park, Land South of Vandyke Road & North
of Stanbridge Road, Leighton Linslade

Outline: Mixed use urban extension including 1210
dwellings, 70 units of Assisted Living for the Elderly,
Class B1, B2, B8 Employment, Renewable Energy
Plant and Recycling Facility, a Neighbourhood Centre
comprising Retail Uses (Class A1-A3), a Public
House (Class A4), a Multi Purpose Hall (Class D1), a
GP Surgery (Class D1), Offices (Class B1), a
Childrens Nursery (Class D1) and Associated Car
Parking, Community Hall (Class D1), Retail Units
(Class A1-A3), an Elderly Person Care Home of up to
70 Beds (Class C2), a New Eastern Link Road
between Vandyke Road and Stanbridge Road
together with associated residential and employment
access roads with associated car parking, the laying
out of an area to the north and south of Clipstone
Brook as a Park forming part of an Area of Green
Infrastructure, the laying out of structural
landscaping and green corridors for recreational use,
the laying of 7.45 hectares of land as formal pitch
provision together with the erection of appropriate
changing facilities, the construction of footways and
cycleways, the construction of structures to
accommodate Sustainable Urban Drainage Systems,
the laying out of 0.75 hectares as Allotments, the
construction of 2 neighbourhood equipped areas for
play and four locally equipped areas of play, a Lower
School and Middle School including a Multi Use
Games Area, Land for expansion of Vandyke Upper
School including a Multi Use Games Area.
Eggington, Leighton Linslade and Stanbridge

Heath & Reach, Leighton Buzzard North & Leighton
Buzzard South

Clirs Versallion, Johnstone, Shadbolt, Spurr, Berry,
Bowater and Mrs Dodwell

Vicki Davies

28 July 2011

17 November 2011

Willis Dawson Holdings Ltd

Pegasus Planning Group Ltd

Departure, Major application recommended for
approval and with objections from Eggington Parish
Council, Heath and Reach Parish Council and
Hockliffe Parish Council

Outline Application - Approval
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Executive Summary

(i) The application seeks planning permission for the provision of up to
1210 dwellings, employment floorspace, and supporting retail, leisure
and community facilities, as part of an extension to the east of Leighton
Linslade. It was determined that the development should be subject to
an Environmental Impact Assessment

(i) The representations from the statutory and non-statutory consultees
received reflect the complexity of a planning proposal on this scale.
There are a number of technical issues raised that the consultees expect
to be dealt with by alterations to the proposals, use of planning
conditions and the controlled implementation of the development at the
detailed planning submission stages. The number of representations
from local residents have been commensurate with the scale of the
development, with concerns raised about traffic, loss of Green Belt,
impact during the construction period, inadequate levels of employment,
flooding, fears for the quality of the development and the need for the
development in principle.

(iii) In assessing the proposals, it is considered that limited weight should
be given to many of the current adopted Development Plan policies, due
to its age, however some policies are compliant with the National
Planning Policy Framework and the emerging Development Strategy for
Central Bedfordshire and can therefore be afforded more weight. There
will be harm to the Green Belt caused by the development but there are
very special circumstances that can be taken into account. However, the
Committee will also wish to take note of the lengthy history of examining
the appropriateness of promoting development in the Green Belt in this
specific location and that this should be an important material
consideration that it should include in its decision making. The site’s
current Green Belt designation requires the application to be referred to
the Secretary of State for his consideration before a planning permission
can be issued.

(iv)  An Environmental Statement has been produced of a substantial nature
which identifies a number of environmental impacts that will require
mitigation both during the construction period and after the
development has been completed. None of the impacts are sufficiently
substantial either by themselves or cumulatively to the extent that they
cannot be mitigated in a satisfactory way. The mitigation package
includes; controls over development during construction, provision of
necessary infrastructure, the production of strategies for environmental
protection and the provision of community facilities.

(v) There are a number of issues arising from the proposals that are key to a
commercially viable development as proposed but are also of significant
concern to the statutory consultees or Council advisors. These issues
are:

e The amount of affordable housing that can be afforded by the
development.
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e The impact of the development on the local highway network.

e The potential for impact on recreational and protected sites
accessible to the public near the site.

e The car parking standard used in the construction of the design
principles proposed by the applicant which differ from the current
Council standard.

Each of these issues is considered in detail and the Committee is
presented with a detailed analysis of each item to assist its decision. It is
not considered that the conclusion of the analysis of any of these issues
requires planning permission to be refused taking into account the
National Planning Policy Framework (NPPF).

(vi)  There are a number of key benefits that can be attributed to the scheme
and that are material considerations that the Committee should take into
account. In particular, the provision of the largest section of the eastern
link road, a locally important infrastructure project designed to relieve
traffic congestion in Leighton Linslade Town Centre. The application will
also deliver a substantial proportion of the housing proposed by the
Development Strategy and for which there is underlying evidence of
considerable need.

(viij The NPPF requires the Council to consider carefully the commercial
viability of proposals as part of their decision making. It is clear from
the substantial Viability Appraisal work undertaken by the applicant and
checked by the Council’s specialist consultants that the scheme is not
sufficiently financially viable in current economic conditions to afford
the full requirements for affordable housing and mitigation requirements
this Council would normally expect as part of a major new development.

However, the applicants propose that as the economy improves and the
development can afford to pay for more contributions, a review/uplift
mechanism enabling the community to ultimately require and receive the
full package sought be included in the Section 106 Planning Agreement.
It is considered this represents an appropriate and fair approach, and is
the commonly adopted approach to similar types of developments in the
current climate.

(viii) The recommendation therefore is that this Council be minded to approve
the planning application subject to the completion of a satisfactory
Section 106 Agreement and that the application be referred to the
Secretary of State. The Section 106 Agreement, and subsequent s106
agreements in connection with the other planning applications, will need
to ensure that the whole of the urban extension comes forward in a
comprehensive manner despite it being presented in a number of
different planning applications.
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Recommendation

That, subject to the referral of the application to the Secretary of State, in accordance
with The Town and Country Planning (Consultation) (England) Direction 2009, and the
completion of a prior Section 106 Agreement that the Head of Development
Management be authorised to grant Planning Permission if the Secretary of State
does not call in the application and in doing so, to make such amendments to the
schedules to the permission as he considers necessary, subject to the following:

RECOMMENDED CONDITIONS

1 Approval of the details of the appearance, landscaping, layout, access
and scale of the development within each area or sub-area as identified
in condition 4, (herein called ‘the reserved matters’) shall be obtained in
writing from the local planning authority before development is
commenced within that area or sub-area. The development shall be
carried out in accordance with the approved details.

Reason: To comply with Article 4 (1) of the Town and Country Planning
(Development Management Procedure) Order 2010.

2 Application for approval of the reserved matters for each area or sub-area, as
identified in condition 3, shall be made to the local planning authority before
the expiration of 10 years from the date of this permission. The development
shall begin no later than 5 years from the approval of the final reserved
matters.

Reason: To comply with Section 92 of the Town and Country Planning Act 1990
as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

3 Prior to the submission of the first reserved matters, an areas plan for the entire
application site shall be submitted to and approved in writing by the Local
Planning Authority. The areas plan shall show a minimum of 5 character areas
as set out in the Design and Access Statement dated July 2011 and shall define
the location and extent of the employment area and each residential area and
the number of dwellings in each area; and also define the timing of provision of
the movement network, vehicular access point(s) open space and play areas
and surface water attenuation areas for each area. The development shall be
carried out in accordance with the approved areas plan.

Reason: To ensure that the details and appearance of the development are
acceptable to the Local Planning Authority in accordance with Policy BES8 of the
South Bedfordshire Local Plan and Policy 43 of the Development Strategy for
Central Bedfordshire (Pre-Submission Version January 2013).

4 No more than 1210 dwellings on 37.72 ha of land, 70 units of assisted living for
the elderly, up to 30,650m2 of Class B1, up to 7,000m2 of Class B2 & up to
7,000m2 of B8 employment floorspace on 11.43 ha of land, neighbourhood
centre comprising retail uses (Class A1 - A3( of the Town and Country Planning
(Use Classes) Order 1987 (as amended))) of no more than 2,500sqm, public
house (Class A4) of up to 6560m2, multi-purpose hall (Class D1) of up to 760m2,
offices (Class B1) at ground and first floor levels of up to 750m2, childrens
nursery (Class D1) up to 300m2, GP surgery (Class D1) for up to 4 GPs
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(600m2) and associated car parking, elderly persons care home of no more
than 70 beds (Class C2), local centre comprising a community hall (Class D1)
of up to 295m2 and retail units (Class A1 - A3) of up to 250m2, a new Eastern
Link Road between Vandyke Road and Stanbridge Road together with
associated residential and employment access roads with associated car
parking, layout out of an area to the north and south of Clipstone Brook as a
country park, laying out of structural landscaping and green corridors for
recreational use, laying out of 7.45ha of land as formal pitch provision together
with the erection of appropriate changing facilities, construction of footways and
cycleways, construction of structures to accommodate Sustainable Urban
Drainage Systems, laying out of 0.75ha as allotments, construction of 2
Neighbourhood Equipped Areas for Play and 4 Locally Equipped Areas for Play,
a Lower School and Middle School on 5.95ha of land including a Multi use
Games Area and expansion of Vandyke Upper School on 3.21ha of land
including a Multi Use Games Area shall be constructed on the site pursuant to
this planning permission in accordance with parameter plans entitled
Parameters Assessment - Land Use, W.0225 77-1E, Parameters Assessment -
Access, W.0225 81-1C, Parameters Assessment - Building Heights,
W.0225_79-2E & Parameters Assessment - Landscape,W.0225 80-1E.

Reason: To ensure that the details and appearance of the development are
acceptable to the Local Planning Authority in accordance with Policy BE8 of the
South Bedfordshire Local Plan and Policy 43 of the Development Strategy for
Central Bedfordshire (Pre-Submission Version January 2013).

No development shall commence until an overarching Landscape and
Open Space Strategy has been submitted to and approved in writing by
the local planning authority. The Landscape and Open Space Strategy
shall set out the in principle requirements for treatment of the areas of
landscaping and open space and their relationship with Sustainable
Urban Drainage Systems (SUDS) shall be in accordance with the
principles set out within the Parameters Assessment - Landscape
contained within the submitted Design and Access Statement and the
areas plan approved by condition 4 and shall include:

a) a programme for implementation, particularly with regard to
advanced planting;

b) long-term design objectives for the laying out of areas of
green infrastructure and open space within the residential
development areas including any replacement planting;

c) short and long-term management responsibilities;
d) maintenance schedules for all hard and soft landscape areas
and open spaces (other than privately owned domestic

gardens), and any associated features.

The development shall be carried out in accordance with the approved
overarching Landscape and Open Space Strategy.
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Reason: To ensure a satisfactory appearance of the development in
accordance with policy BE8 of the South Bedfordshire Local Plan and
policies 43 and 56 of the Development Strategy for Central Bedfordshire
(Pre-Submission Version January 2013).

The development permitted by this planning permission shall only be carried out
in accordance with the approved Flood Risk Assessment (FRA) dated 19 May
2011, reference 2725/FRA revision 2, compiled by WSP and the following
mitigation measures detailed within the FRA:

1. Provision of compensatory flood storage on the site to a 100-year fluvial flood
standard at the point where the proposed road crosses Clipstone Brook in
relation to the bridge and ramps to it;

2. Demonstration that all built development shall remain outside the agreed
flood contour line of the 1% AEP (100-year) fluvial flood, plus a 20% allowance
for climate change;

3. Demonstration that any land levels within the agreed 1% AEP plus climate
change flood plain shall remain as existing, and no land within this area shall be
raised;

4. Finished floor levels are set no lower than 300mm above the appropriate
agreed 1% AEP (100-year) fluvial flood level (plus climate change), as defined
by levels within Table 7-1 in the FRA, and as recommended in section 5.1.10 in
the FRA;

Reason:

1. To prevent flooding elsewhere by ensuring that compensatory storage of
flood water is provided.

2.To reduce the risk of fluvial flooding to built development.
3. To reduce the risk of fluvial flooding by ensuring that no land is raised within
the flood plain.

4. To reduce the risk of flooding to the proposed development and future
occupants.

In accordance with policy 49 of Development Strategy for Central Bedfordshire
Pre-Submission Version January 2013.

No reserved matters pursuant to an area or sub-area shall be submitted until an
Area Design Code (‘ADC’), has been submitted to and approved in writing by
the Local Planning Authority in relation to that area or sub-area. The ADC
should follow the format set out in appendix 2 of the Design and Access
Statement (July 2011).

Reason: To ensure that the Area Design Codes are of a localised nature and is
produced to assist in setting out the details of the development in a planned
manner and to ensure that the details and appearance of the development are
acceptable to the Local Planning Authority and in accordance with Policy BE8 of
the South Bedfordshire Local Plan (2004), Policy 43 of the emerging
Development Strategy Central Bedfordshire for Pre-Submission and Paragraph
59 of the National Planning Policy Framework (2012).

Development shall not commence in any area, as defined by the areas plan
required by condition 3, until a surface water drainage scheme for the site,
based on sustainable drainage principles and an assessment of the
hydrological and hydro geological context of the development, has been
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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 also include:

a. Details of investigatory ground investigation testing with a view to
demonstrating the viability of infiltration drainage for some or all of the
site;

b. Full details of proposed surface water runoff in all catchments (as
identified in the agreed Flood Risk Assessment) demonstrating
compliance with the agreed discharge rates for each catchment
contained within Table 6-2 of the Flood Risk Assessment dated 19 May
2011, reference 2725/FRA revision 2, compiled by WSP;

c. Full details of all components of the proposed drainage system including
source control, conveyance, storage, flow control and discharge. Details
shall include dimensions, locations, reference to storm simulation files,
gradients, invert and cover levels, and drawings as appropriate. This
shall be completed for all catchments identified;

d. Full details of overland flood low routes (as well as likely depths and
velocities) in the event of system failure or exceedance. Demonstration
shall be given that flood risk in these circumstances shall not increase to
either the site or to sites downstream of, or adjacent to, this site;

e. Evidence of agreement of the Internal Drainage Board to the proposals;

f. Full details of the maintenance and/or adoption proposals for the
development, covering every aspect of the proposed drainage system;

Reason: To prevent the increased risk of flooding, to improve and protect water
quality, and ensure future maintenance of the system, in accordance with
policies 44 and 49 of Development Strategy for Central Bedfordshire Pre-
Submission Version January 2013.

No development shall commence in any area, as defined by the areas plan
required by condition 4, of the development (including any works of demolition)
until a Construction Environmental Management Plan (‘CEMP’) has been
submitted to and approved in writing by the Local Planning Authority. The
CEMP shall accord with the Framework Construction Environment Management
Plan submitted as part of this planning application and shall include details of:

a) Environment Management Responsibilities;

b) Construction Activities and Timing;

C) Plant and Equipment, including loading and unloading;

d) Points of access/egress to be used by construction vehicles;

e) Details of site compounds, offices and areas to be used for the storage of
materials;

f) Utilities and Services;

9) Emergency planning & Incidents;
h) Contact details for site managers and details of management lines of
reporting to be updated as different phases come forward;
i) On site control procedures:
i. Traffic mitigation measures including traffic management and parking
ii. Temporary haulage routes
ii. Air and Dust quality
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iv. Noise and vibration
v. Waste and Resource Management
vi. Agricultural Soils and Materials
vii. Temporary surface water drainage during construction
viii. Protection of Controlled Waters
ix. Trees, Hedgerows and Scrub
x. Ecology
xi. Archaeological and Cultural Heritage
xii. Visual and Lighting
xiii. Utilities and Services
xiv.Protection of water resources
xv. Protection of species and habitats
j) Detailed phasing plan to show any different phasing, different developers
and/or constructors to be updated on an annual basis;
k) Details for the monitoring and review of the construction process including
traffic mitigation (to include a review process of the Construction
Environmental Management Plan during development).

Any development hereby permitted shall be carried out only in accordance with
the approved CEMP.

Reason: To ensure that the development is constructed using methods to
mitigate nuisance or potential damage associated with the construction period
and in accordance with Policy 44 of the emerging Development Strategy
Central Bedfordshire for Pre-Submission.

A means of access to the site shall be from Vandyke Road as shown in
principle on submitted Drawing No. 2725/SK/023 rev B. No development
shall commence in the area, as defined by the areas plan required by
condition 3, to which this access relates until construction details of the
junction have been submitted to and approved in writing by the Local
Planning Authority or as otherwise agreed in accordance with a
timetable to be agreed in writing with the Local Planning Authority .

Reason: To ensure that the proposed road works are constructed to
adequate standard in accordance with policy 43 of the Development
Strategy for Central Bedfordshire (Pre-Submission Version January
2013).

A means of access to the site shall be from Stanbridge Road as shown in
principle on submitted Drawing No. 2725/SK/026 rev B. No development
shall commence in the area, as defined by the areas plan required by
condition 3, until construction details of the junction have been
submitted to and approved in writing by the Local Planning Authority or
as otherwise agreed in accordance with a timetable to be agreed in
writing with the Local Planning Authority .

Reason: To ensure that the proposed road works are constructed to
adequate standard in accordance with policy 43 of the Development
Strategy for Central Bedfordshire (Pre-Submission Version January 2013).

Two means of access to the site shall be from Hockliffe Road, a primary
and secondary as as shown in principle on submitted Drawing Nos.
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2725/SK/024 rev D and 2725/SK/025 rev B. No development shall
commence in the area, as defined by the areas plan required by
condition 3, until construction details of the junctions have been
submitted to and approved in writing by the Local Planning Authority or
as otherwise agreed in accordance with a timetable to be agreed in
writing with the Local Planning Authority .

Reason: To ensure that the proposed road works are constructed to
adequate standard in accordance with policy 43 of the Development
Strategy for Central Bedfordshire (Pre-Submission Version January 2013).

No development shall take place in an area of the development approved
as per condition 3 of this permission until details of the plans and
sections of the proposed estate roads in that area, including gradients
and method of surface water disposal have been submitted to and
approved in writing by the Local Planning Authority and no building
within that area shall be occupied until the section of road which
provides access thereto has been constructed (apart from final
surfacing) in accordance with the approved details.

Reason: To ensure that the proposed road works are constructed to
adequate standard in accordance with policy 43 of the Development
Strategy for Central Bedfordshire (Pre-Submission Version January
2013).

Prior to the commencement of development in any area, as defined by the
areas plan required by condition 3, approved by this planning permission (or
such other date or stage in development as may be agreed in writing with the
Local Planning Authority), the following components of a scheme to deal with
the risks associated with contamination of the site shall each be submitted to
and approved, in writing, by the local planning authority:

1) A preliminary risk assessment which has identified:
1. all previous uses
2. potential contaminants associated with those uses
3. a conceptual model of the site indicating sources, pathways and
receptors
4. potentially unacceptable risks arising from contamination at the site.

2) A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off
site.

3) The results of the site investigation and detailed risk assessment referred to
in (2) and, based on these, an options appraisal and remediation strategy giving
full details of the remediation measures required and how they are to be
undertaken.

4) A verification plan providing details of the data that will be collected in order
to demonstrate that the works set out in the remediation strategy in (3) are
complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.
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Any changes to these components require the express consent of the local
planning authority. The scheme shall be implemented as approved.

Reason: To protect the quality of inland fresh waters and groundwaters in
accordance with Policy P9-6 of the Environment Agency’s Groundwater
Protection: Policy and Practice (GP3) document and policy 44 of Development
Strategy for Central Bedfordshire Pre-Submission Version January 2013

Prior to commencement of development, in any area, as defined by the areas
plan required by condition 3, a verification report demonstrating completion of
the works set out in the approved remediation strategy and the effectiveness of
the remediation shall be submitted to and approved, in writing, by the local
planning authority. The report shall include results of sampling and monitoring
carried out in accordance with the approved verification plan to demonstrate
that the site remediation criteria have been met. It shall also include any plan (a
"long-term monitoring and maintenance plan") for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action, as
identified in the verification plan, and for the reporting of this to the local
planning authority. The long-term monitoring and maintenance plan shall be
implemented as approved.

Reason: To protect the quality of inland fresh waters and groundwaters in
accordance with the Environment Agency’s Groundwater Protection: Policy and
Practice (GP3) document and policy 44 of Development Strategy for Central
Bedfordshire Pre-Submission Version January 2013. Should the recommended
investigation identify any soil or groundwater contamination onsite, a validation
report demonstrating satisfactory remediation of the site is required prior to
commencement of the proposed development.

No development shall take place in any area, as defined by the areas plan
required by condition 3, until a written scheme of archaeological
investigation and recording has been submitted to and approved in
writing by the Local Planning Authority. The said development shall only
be implemented in full accordance with the approved archaeological
recording scheme.

Reason: To record and advance understanding of the archaeological and
historic and resource before they are lost, which will be unavoidably
impacted upon as a consequence of the development in accordance with
policy 46 of the Development Strategy for Central Bedfordshire Pre-
Submission Version 2013.

Prior to commencement of any development on any area, as defined by
the areas plan required by condition 3, no tree or hedgerow shall be
lopped, topped or felled and an Aboricultural Method Statement and Tree
Protection Plan shall be submitted to and approved in writing by the
Local Planning Authority. The development shall be carried out in
accordance with the approved statement and plan.

Reason: To safeguard existing trees on site in accordance with Policy
BES8 of the South Bedfordshire Local Plan and policies 43 and 59 of the
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Development Strategy for Central Bedfordshire (Pre-Submission Version
January 2013).

Prior to commencement of development in each area approved by
condition 4 of this permission, a scheme showing the proposed
boundary treatment of that area shall be submitted to and approved in
writing by the Local Planning Authority. The scheme shall show the type
and height of fences, hedges, walls or other means of enclosure. The
approved scheme shall be implemented before the adjacent residential
units are first occupied.

Reason: To ensure a satisfactory appearance for the development and to
safeguard the amenity of future occupiers in accordance with Policy BE8
of the South Bedfordshire Local Plan and policy 43 of the Development
Strategy for Central Bedfordshire (Pre-Submission Version January
2013).

No development shall take place in an area or sub-area of the
development approved as per condition 4 above until there has been
submitted to and approved in writing by the Local Planning Authority a
detailed waste audit scheme for that area. The waste audit scheme shall
include details of refuse storage and recycling facilities. The
development of dwellings and/or commercial units in each area shall be
carried out in accordance with the approved details shall not thereafter
be used for any other purpose.

Reason: To ensure that development is adequately provided with waste
and recycling facilities in accordance with policy 43 of the Development
Strategy for Central Bedfordshire (Pre-Submission Version January
2013).

If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in
writing with the Local Planning Authority) shall be carried out until the developer
has submitted, and obtained written approval from the Local Planning Authority
for, a remediation strategy detailing how this unsuspected contamination shall
be dealt with. The remediation strategy shall be implemented as approved.

Reason: To protect the quality of inland fresh waters and groundwaters in
accordance with Policy P9-6 of the Environment Agency’s Groundwater
Protection: Policy and Practice (GP3) document and policy 44 of Development
Strategy for Central Bedfordshire Pre-Submission Version January 2013. The
nature of soil and groundwater contamination is such that even where
comprehensive site investigation is undertaken, some unsuspected
contamination may exist between sample locations. This condition allows a
reactive mechanism for the control of the way in which such contamination is
treated, should it be discovered.

No infiltration of surface water drainage into the ground is permitted other than
with the express written consent of the Local Planning Authority, which may be
given for those parts of the site where it has been demonstrated that there is no
resultant unacceptable risk to controlled waters. The development shall be
carried out in accordance with the approval details.
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Reason: To protect the quality of inland fresh waters and groundwaters in
accordance with Policies P9-6 and P4-1 to P4-12 of the Environment Agency’s
Groundwater Protection: Policy and Practice (GP3) document and policy 44 of
Development Strategy for Central Bedfordshire Pre-Submission Version
January 2013. The infiltration of surface water through land affected by
contamination can result in the pollution of coastal waters, inland fresh waters
and groundwaters. We encourage the use of sustainable drainage systems,
however they must be carefully considered and controlled.

To protect against intrusive externally generated noise, sound insulation and
absorbent materials shall be applied to all dwellings as is necessary to achieve
as a minimum standard an internal noise level of 30dB|_Aeq, 23:00-07:00 and

45dB| Amax, 23:00-0700 for bedrooms and35dB|aeq, 07:00-23:00 for
habitable rooms. External noise levels from road traffic noise sources shall not
exceed 55dB| Agq, 1hr in outdoor amenity areas. 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: In the interests of residential amenity, in accordance with policy BE8
South Bedfordshire Local Plan and policy 43 of Development Strategy for
Central Bedfordshire Pre-Submission Version January 2013.

Within the neighbourhood and local centres any fixed plant associated with the
proposed development must be designed to a level which is at least 5dB(A)
below the existing Laogp background noise level as measured during the

relevant time period. Any tonal, impulsive and/or irregular noise would be
addressed by imposing a further 5dB penalty as per the methodology set out in
BS 4142:1997. Noise limits for new plant are to apply at a position 1 metre from
the closest affected window of the relevant noise sensitive property.

Reason: In the interests of residential amenity, in accordance with policy BE8
South Bedfordshire Local Plan and policy 43 of Development Strategy for
Central Bedfordshire Pre-Submission Version January 2013.

The details required by condition 1 of this permission in relation to each area
approved by condition 4 shall include details of the finished floor and site
levels including full details of finished floor levels for each building and finished
site levels (for all hard surfaced and landscaped areas) in relation to existing
ground levels. The development shall thereafter be carried out strictly in
accordance with the approved level details.

Reason: For the avoidance of doubt and to ensure a satisfactory form of
development in accordance with policy BE8 of South Bedfordshire Local Plan
and policy 43 of Development Strategy for Central Bedfordshire Pre-
Submission Version January 2013.

The details required by condition 1 of this permission in relation to each area
approved as per condition 4 shall include a scheme for parking, and garaging
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for the residential units in that area. In relation to the employment area shall
include a scheme for parking manoeuvring loading and unloading of vehicles
in respect of each building. The parts of each approved scheme pursuant to
condition 1 related to each residential unit or building in the employment area
shall be made available for use before the residential unit or building is
occupied and those areas shall not thereafter be used for any other purpose.

Reason: To ensure that adequate turning, parking and unloading space is
available in the interest of road safety in accordance with policies 27 and 43 of
the Development Strategy for Central Bedfordshire (Pre-Submission Version
January 2013).

26 No part of the development hereby approved shall be bought into use until the
Umbrella Travel Plan prepared by WSP dated October 2011 has been
approved in writing by the Local Planning Authority. The Travel Plan shall
inlcude the following:

The identification of targets for trip reduction and modal shift;

The methods to be employed to meet theses targets;

The mechanisms for monitoring and review;

The mechanisms for reporting;

The penalties to be applied in the event that targets are not met;

The mechanisms for mitigation including budgetary provision;

Implementation of the travel plan (until full occupation) to be agreed timescale
or timescale and its operation thereafter;

Mechanisms to secure variations to the travel plan following monitoring and
reviews;

Mechanisms for managing the travel plan and coordinating with other travel
plans in the East Leighton Linslade development area.

The completed development shall be occupied in accordance with the approved
travel plan which shall be retained in place thereafter unless otherwise
amended in accordance with a review to be agreed in writing by the Local
Planning Authority in conjunction with the Highways Agency.

Reason: In the interests of promoting sustainable transport and reducing the
number of trips by private car, in accordance with policy 26 of Development
Strategy for Central Bedfordshire Pre-Submission Version 2013.

27 The development hereby permitted shall not be carried out except in complete
accordance with the details shown on the submitted plans, numbers
W.0225_22-1D, 2725/SK/023B, 2725/SK/024D, 2725/SK/025B, 2725/SK/026B,
W.0225 77-1E, W.0225_81-1C, W.0225 79-2E & W.0225_ 80-1E.

Reason: For the avoidance of doubt.

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.
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In accordance with Article 31 of the Town and Country Planning (Development
Management Procedure) (England) Order 2010, the reason for any condition
above relates to the Policies as referred to in the South Bedfordshire Local Plan
Review (SBLPR) and the emerging Development Strategy for Central
Bedfordshire (DSCB).

Flood Defence Consent

Whilst it is noted that the FRA asserts that ditches and watercourses on site are
to remain intact, the following proposed works will require an application for
Flood Defence Consent from the Environment Agency:

- Works within 9.0 metres of the top of bank of any Main River (under local
Byelaws);

- Works in, on, under or over the channel of a Main River (under Section 109 of
the Water Resources Act 1991);

- Works within an ordinary watercourse that may restrict or impede flow (under
Section 23 of the Land Drainage Act 1991).

Model procedures and good practice. We recommend that developers
should:

1) Follow the risk management framework provided in CLR11, Model
Procedures for the Management of Land Contamination, when dealing with
land affected by contamination.

2) Refer to our Guiding Principles for Land Contamination for the type of
information required in order to assess risks to controlled waters from the site.
The Local Authority can advise on risk to other receptors, e.g. human health.

3) Refer to our website at www.environment-agency.gov.uk for more
information.

Sustainable Drainage Systems.

In accordance with our Groundwater Protection: Policy and Practice (GP3)
document, we offer the following advice on Sustainable Drainage Systems
(SUDS):

Soakaways must be constructed in line with guidance provided in Building
Research Establishment 365 (BRE365) — Soakaway Design.

SUDS must be constructed in line with guidance provided in Construction
Industry Research and Information Association C697 (CIRIA C697) - The
SUDS Manual.

Direct discharges into groundwater of surface water run-off are not acceptable.

All infiltration  structures (permeable pavements, infiltration trenches,
soakaways, etc.) should be constructed to as shallow a depth as possible to
simulate natural infiltration. The maximum acceptable depth for infiltration
structures is two metres below existing ground level with the base of these
infiltration structures at least 1.2 metres above the highest seasonal
groundwater-table. We do not consider deep bore and other deep soakaway
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systems to be appropriate in areas where groundwater constitutes a significant
resource (i.e. where aquifer yield may support or already supports abstraction).
Infiltration structures must not be constructed in contaminated ground. Only
clean, uncontaminated water should be discharged to any infiltration structure.
Infiltration structures should only be used in areas on site where they would not
present a risk to groundwater. If permitted, their location must be approved in
writing by the Local Planning Authority (LPA).

Prior to being discharged into any surface water sewer or soakaway system, all
surface water drainage from parking areas and hard standings susceptible to oil
contamination should be passed through an oil separator designed and
constructed to have a capacity and details compatible with the site being
drained. Roof water should not pass through the interceptor and should
discharge to separate infiltration systems to those used for road and vehicle
parking areas.

Any SUDS from car or lorry parking areas would need to incorporate suitable
measures for the protection of water quality, this is likely to include measures to
mitigate the discharge of hydrocarbons to surface water or ground. Details of
treatment techniques are outlined in CIRIA Report C609. We would wish to be
consulted on any protection measures.

Any oil interceptors should include separate provision for the interception and
removal of sediment (as collection of solids within the interceptor will reduce the
capacity and function of the interceptor). Any oil interceptors/sediment
chambers should be regularly maintained in accordance with manufacturers
guidelines

Waste

The Waste Management Statement for this development is detailed and
comprehensive with a good regard to waste management from the construction
to the future use of the development. The document describes a Detailed
Waste Management Strategy that is in line with the Site Waste Management
Plan Regulations that is required to be maintained during construction. It is
important that only licensed waste carriers and permitted waste facilities are
used by contractors for the disposal of any waste arising. The design of housing
and businesses will be such to minimise construction waste and to provide
good storage areas for waste containers. The use of recycled materials that
meets required standards should be encouraged. In maintaining the principles
of the waste hierarchy, the development will ensure good environmental waste
practises are followed. The document recognises the importance of national
and local waste management strategies and should ensure that the
development delivers its good waste management plans.

Water Resources

Generally the info on water supply is the ES is a little thin. The document states
that Anglian Water have confirmed that there is sufficient water supply resource
capacity to serve the proposed development. Overall the significance of the
water supply has been classed as negligible in table 12.5 (summary of
assessment). While we are not disputing that AWS can supply the development
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we are disappointed to see that no water efficiency measures have been
mentioned. There seems to be no litre per head per day targets for the
residential development, and we can see no reference to the relevant Water
Cycle Strategy, the Code for Sustainable Homes or to the Water Framework
Directive. |deally we would like to have seen more detail on how the water
supply demand that results from this development will be mitigated. We have
included a set of standard water resources comments below, The interaction of
development planning and water resource management is a key issue for this
region, and there are three key elements to consider. (These feature in Section
7.8 of the Regional Water Resources Strategy published in 2001). Our
comments are made under these key aspects.

DEVELOPMENT SHOULD NOT BE COMMITTED AHEAD OF SECURE
WATER SUPPLIES

The development lies within the area traditionally supplied by Anglian Water
Services Ltd. It is assumed that water will be supplied using existing sources
and under existing abstraction licence permissions. The planners should seek
advice from the water company to find out whether this is the case, or whether
a new source needs to be developed or a new abstraction licence is sought.
We may not be able to recommend a new or increased abstraction licence
where water resources are fully committed to existing abstraction and the
environment.

THE LOCATION OF DEVELOPMENT SHOULD TAKE |INTO
CONSIDERATION THE RELATIVE AVAILABILITY OF EXISTING
DEVELOPED WATER RESOURCES

The timing and cost of infrastructure improvements will be a consideration. This
issue should be discussed with the water company.

EVERY OPPORTUNITY SHOULD BE TAKEN TO BUILD WATER
EFFICIENCY INTO NEW DEVELOPMENTS, AND |INNOVATIVE
APPROACHES SHOULD BE ENCOURAGED.

We support all initiatives aimed at reducing water use. The extent of water
efficiency measures adopted will affect the demand for water for the
development and | would expect that this will be taken into consideration. It is
assumed that new houses will be constructed with water meters fitted. Other
water saving measures that we wish to see incorporated include low flush
toilets, low flow showerheads, water butts for gardens etc. The Environment
Agency also supports the idea of greywater recycling as it has the potential to
reduce water consumption in the average household by up to 35%. This must,
however, be achieved in a safe and hygienic manner. Information and advice
can be obtained from Anglian Water Services Ltd. and our Demands
Management Centre on 01903 832073 or email to paula.wood@environment-
agency.gov.uk.

Anglain Water Advice

An application to discharge trade effluent must be made to Anglian Water and
must have been obtained before any discharge of trade effluent can be made to
the public sewer.

Anglian Water recommends that petrol/oil interceptors be fitted in all car
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parking/washing/repair facilities. Failure to enforce the effective use of such
facilities could result in pollution of the local watercourse and may constitute an
offence.

Anglian Water also recommends the installation of a properly maintained fat
traps on all catering establishments. Failure to do so may result in this and
other properties suffering blocked drains, sewage flooding and consequential
environmental and amenity impact and may also constitute an offence under
section 111 of the Water Industry Act 1991.

9. The applicants attention is drawn to their responsibility under The Equality Act
2010 and with particular regard to access arrangements for the disabled.

The Equality Act 2010 requires that service providers must think ahead and
make reasonable adjustments to address barriers that impede disabled people.

These requirements are as follows:

e Where a provision, criterion or practice puts disabled people at a substantial
disadvantage to take reasonable steps to avoid that disadvantage;

e Where a physical feature puts disabled people at a substantial disadvantage
to avoid that disadvantage or adopt a reasonable alternative method of
providing the service or exercising the function;

e Where not providing an auxiliary aid puts disabled people at a substantial
disadvantage to provide that auxiliary aid.

In doing this, it is a good idea to consider the range of disabilities that your
actual or potential service users might have. You should not wait until a
disabled person experiences difficulties using a service, as this may make it too
late to make the necessary adjustment.

For further information on disability access contact:

The Centre for Accessible Environments (www.cae.org.uk)
Central Bedfordshire Access Group (www.centralbedsaccessgroup.co.uk)

[Notes:

1. In advance of the consideration of the application the Committee were
advised of additional consultation / publicity responses, full details were
contained within the two Late Sheets appended to these Minutes:

a. Campaign for Rural England representations were attached in full

b. The Fraser Family, Model Farm, Leighton Buzzard

c. Chilworth International Corporation

d. 18 Mercury Way, Leighton Buzzard provided a written statement as they
were unable to attend and speak at the meeting

e. Condition 9 has been amended as it was considered more appropriate
for the traffic routing of construction traffic would be included in the S106
agreement rather than within the condition.

f. The East of Leighton Linslade Framework Plan was available on the
Council’s website and was emailed to Members and a copy was
available at the meeting.
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g. 3 Cetus Crescent stating their objections to the development

h. 2 Plummer Haven providing their concerns for the impact of the
development

i. 12 Chestnut Rise provided further objections

j- 9 Chamberlains Gardens — via Andrew Selous MP objecting to the
development being on greenbelt land.

k. Letters from DTZ on behalf of Alison Chiltern-Hunt and Hogan Lovells
setting out concerns regarding the planning application.

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