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APPLICATION NUMBER CB/09/06296/OUT 
LOCATION Land Off, Chapel Close, Clifton 
PROPOSAL Outline: Residential development of up to 12 no. 

dwellings with all matters reserved except access. 
PARISH  Clifton 
WARD Langford and Henlow 
WARD COUNCILLORS Cllr Jon Clarke & Cllr Tony Rogers 
CASE OFFICER  Godwin Eweka 
DATE REGISTERED  15 October 2009 
EXPIRY DATE  14 January 2010 
APPLICANT   Alderwine Limited 
AGENT  Phillips Planning Services Ltd 
REASON FOR 
COMMITTEE TO 
DETERMINE 
 

 
Cllr Rogers on grounds of overdevelopment 

RECOMMENDED 
DECISION 

 
Outline Application - Granted 

 
Update to the Original Report 
 
At its meeting on 16th December 2009, the Development Management Committee 
resolved to approve this application subject to the completion of a legal agreement 
which would require contributions to local infrastructure and the provision of 
affordable housing. At the time the Committee considered the application, Natural 
England and The Wildlife Trust had raised no objections to the proposal. However, 
both bodies made detailed comments regarding the application, and recommended 
the imposition of conditions on any approval granted to mitigate against the impact 
on the development on biodiversity. Appropriate conditions were added to the late 
sheet, which was distributed to Members before the meeting. Whilst the legal 
agreement required for the application has now been competed, the Council has 
not issued the planning approval for the reasons set out later in this report. The 
application is being referred back to this Committee so that it can consider the new 
information which has now been received regarding biodiversity issues. 
 
Subsequent to the Committee's resolution to approve the application, local 
residents have raised concerns to the Council and to Natural England that the 
habitat survey submitted with the application does not consider the whole 
application site, in particular the un-cleared land rear of 47 Pedley Lane and 7-21 
Spring Road. This part of the site contains garden, with fruit trees, ash and hazel 
trees with an understorey of bramble and ground ivy. Some of the land is also used 
as an allotment. When contacted again by the authority, representatives from both 
Natural England and The Wildlife Trust did raise new concerns that the habitat 
survey was misleading, as it did not include the above mentioned  land. Advice was 
sought from the Council's own Ecologist who was appointed at the beginning of this 
year, and she raised similar issues. 
 
The above comments were put to the applicant, and they were asked to 
revise/update the habitat survey in an attempt to respond to these concerns. The 
applicant responded by making the following points: 
 



• The plan within the survey shows the un-cleared land within the red edged 
site area, and it is annotated as garden/allotments 

• If the land rear of 47 Pedley Lane and 7-21 Spring Road had been excluded 
it would not have been included on the plan or indeed be annotated in terms 
of its current usage 

• The applicant's Ecologist was instructed to include the un-cleared land, 
although it could not be accessed as it was beyond the applicant's 
ownership. The Ecologist was advised that due to its narrow width, it should 
be possible to survey visually from the main part of the site. 

• The habitat survey includes a photograph of the un-cleared land, indicating 
there was no intention to mislead or hide the land. 

• Considers that the confusion may have arisen as a result of people reading 
parts of the report and not the whole document 

• Natural England did not consider the survey to be misleading when they 
were consulted on the application, and the current concerns may be as a 
result of pressure from objectors 

• The applicant's Ecologist confirms that it was possible to undertake a visual 
inspection of the un-cleared gardens, and that the report describes its use 
and potential as a wildlife corridor to the wider area 

• The areas of garden and trees are to be retained, and therefore the impacts 
on this area are unlikely to be exacerbated 

 
Following the receipt of the applicant's comments, the Council consulted again 
Natural England, The Wildlife Trust, the authority's Ecologist and also local 
residents. A summary of the responses received is outlined below: 
 
Natural England -  No objections are raised to the proposal. Acknowledges that 
the plan attached to the survey does include the un-cleared land, although the 
report suggests that the land was adjacent to rather than within the development 
site. At the end of the survey it does describe the land. In addition, the survey 
recommends retaining the trees on the boundary, but there is no real assessment 
of the long-term impact of turning the orchard into gardens. The Councils Ecologist 
has already suggested that the land could be retained as a community garden, 
whereas the applicant suggests using a condition preventing development in the 
future. Considers that with the use of the conditions, the Council could probably 
argue that it has had regard to its duty under the NERC Act 2006. Considers that 
conditions would provide no assurance that new homeowners will not remove the 
trees in the future, and is sceptical over using this mechanism to actually protect 
what little biodiversity remains at the site. 
 
The Wildlife Trust -  No objections are raised to the proposal. Original comments 
sent in the belief that the site had been cleared.  Acknowledges that the site plan in 
the survey includes the un-cleared land. Would expect the presence of a habitat 
listed nationally as “of principle importance for biodiversity” (NERC Act 2006 
Section 41) to be clearly stated, and have specific recommendations to ensure its 
protection in accordance with the principles set out in PPS9. Suggests the case 
moves forward in the knowledge that elements of an orchard remain present and 
require protection during the development process and in the future. 
 
Council's Ecologist – Happy that the applicant has addressed the points raised. 
Would like to see a condition placed on the permission to retain the trees, though I 
cannot see this happening as any new householder is unlikely to tolerate half their 
garden being consumed fruit trees. Once the remaining strip of trees/scrub is split 



into gardens its value to biodiversity will go too. No other ecological comments. 
 
Adjacent Neighbours – Eleven additional letters of objection received raising the 
following points: 
 

• Applicant does not own land and should scale down proposals 
• Sad the Council did not protect the rest of the orchard which has been 

cleared and hope the remaining area will be protected 
• Reference is made to the fact that Chapel Close has not been adopted 
• Applicant has underestimated the ecologically significant habitat, and 

completed the application form incorrectly 
• Application contrary to PPG9, BS5837/2005, Wildlife & Countryside Act 

1981, Annex iv EC Habitats Directive, Mid Beds Local Plan 2005, A nature 
Conservation Strategy for Beds, Beds & Luton Local Biodiversity Action 
Plan 

• Site cleared before application submitted, there are protected species on 
the site such as Great Crested Newts, red list species such as song thrush, 
field fare and orange list dunnock 

• Misled the Council by supplying selective documentation and failed to 
submit the habitat survey as requested by the Chief Planning Officer 

• Application should be refused as it fails to provide required information and 
fails to meet local, national, international and legal requirements 

• If permission should be granted, the applicant should be required to plant a 
community orchard, to set off the damage he has caused to an intrinsically 
important habitat 

• Important to consider this site in the context of the available habitats and 
biodiversity of the village as a whole 

• Any extension of Chapel Close should be in keeping with its approved and 
existing detached appearance 

• Concerns regarding privacy, noise and traffic levels 
• 12 dwellings would not be in keeping with the area 
• Concerns regarding the loss of important habitat 
• There are existing problems with drainage which need to be checked and 

resolved before any work is started 
• Concerns regarding highway safety 
• Council has failed to protect the habitats at the site 

 
One letter received raising no objections in principle, but raises concerns regarding 
privacy. 
 
Considerations Regarding Additional Biodiversity Information 
 
The key question for the Council is whether any of the additional biodiversity 
information received since the Committee resolved to approve the application is of 
such significance to affect that decision. 
 
There is clearly a difference of opinion in some areas regarding the adequacy of 
the habitat survey, and the impact of the development on biodiversity. The 
divergence of views is between the applicant, Natural England, The Wildlife Trust, 
the Council's own Ecologist and nearby residents. However, the land to rear of 47 
Pedley Lane and 7-21 Spring Road is less than a quarter of the site area, with the 
majority of the land having already been cleared of vegetation. Moreover, none of 



the consultees for ecology have recommended refusal or objected to the 
application.  
 
The Council must be able to show that in the determination of the application it has 
had regard to the purpose of conserving biodiversity in order to comply with 
Section 40 of the Natural Environment & Rural Communities Act 2006, and in 
terms of PPS9 Biodiversity and Geological Conservation. Having considered all the 
information submitted to the authority on this issue, it is not considered that the 
impact of the development on biodiversity is of such significance so as to warrant 
the refusal of the application, particularly in the absence of any objection from the 
statutory bodies consulted or from the Council's own Ecologist. 
 
Turning now to the recommendations that the Council should seek to protect the 
un-cleared land, during and after the development, by the imposition of conditions 
on the approval. Whilst it is possible for the local planning authority to impose a 
condition, which requires protection measures for retained trees during 
construction works, there is no effective way of protecting trees in the longer term 
by the imposition of a condition. In addition, the Council's Trees and Landscape 
Manager has confirmed that none of the trees are of such amenity to value to 
warrant the serving of a Tree Preservation Order. It is also likely that the sub-
division of the land into individual gardens will result in the loss of some trees. As 
such, there is no appropriate mechanism for ensuring that the existing orchard is 
retained following the implementation of the development. 
 
The limitations of the Council being able to protect the un-cleared land rear of 47 
Pedley Lane and 7-21 Spring Road has been raised with Natural England, The 
Wildlife Trust and the Council's Ecologist. This has identified a consensus between 
these consultees that if it is not possible to ensure retention of the habitat, a 
requirement on the developer for some form of compensatory measures in the form 
of new planting elsewhere in the area would be appropriate.  
 
If as seems likely the future of the remaining trees on the site cannot be 
safeguarded, it is reasonable for the Council to require the applicant to compensate 
for the impact of the development on biodiversity. This issue has been discussed 
with the applicant, and they have agreed to make a financial contribution towards 
new tree planting in the area, which would be secured within the legal agreement 
for the development. The contribution when received would be made available to 
either the Parish Council, or to a local amenity group for tree planting projects in 
Clifton. It should also be highlighted that the sum negotiated with the applicant 
would be adequate to plant more trees than exist currently on the site. It is 
considered that off site planting funded by this development would adequately 
compensate for any trees/habitat lost in the future. 
 
Some of the other issues raised by residents such as drainage are a matter for the 
Building Regulations. The adoption of Chapel Close is separate from  this planning 
application, and is not therefore a material planning consideration. The other issues 
relating to the impact of the proposal on privacy, highway safety, and on the 
character of the area are discussed in the original report which is appended to this 
update. 
 
Finally, it is not considered that there have been any other material changes in 
planning policy or circumstances relating to the development which would affect 
the previous resolution of the Committee to approve the application, 



 
Recommendation 
 
It is recommended that planning approval is granted subject to the legal agreement 
and conditions listed in the main report considered by the Committee at its meeting 
in December 2009, with the additional requirement for the applicant to make a 
financial contribution towards off site tree planting as outlined above. 
 
 
 
Original Report 
 
 
Site Location:  
 
This site which measures 0.55 hectares, is situated at the end of Chapel Close and 
lies within the settlement envelope of Clifton. This is a short residential access road, 
comprising eight modern two-storey detached residential properties.  
 
The application site is almost rectangular in shape and enclosed by other residential 
properties in Spring Road, Pedley Lane and Shefford Road. This site is comprised 
of garden land associated with other residential properties located on Shefford Road 
and Pedley Lane. It is advised the proposed development would form a further 
phase of development, thus extending Chapel Close character and streetscene.  
 
Chapel Close extends from the junction with Shefford Road up to the proposed 
application site on the south-western corner, where the existing access is located. 
The area is predominantly residential in character with a mix of designs of traditional 
and modern architecture. The topography of the site is generally flat and previously 
vegetated with shrubs and trees prior to site clearance.  
 
 
The Application: 
 
Outline: Residential development of 12no. dwellings with (All Matters Reserved, 
except access). 
 
 
RELEVANT POLICIES: 
 
National Policies (PPG & PPS) 
PPS1 (Delivering Sustainable Development) 
PPS3 (Housing) 
PPS7(Sustainable Development in Rural Areas) 
PPS9 (Biodiversity and Geological Conservation) 
 
Regional Spatial Strategy 
 
East of England Plan (May 2008) 
SS1 (Achieving Sustainable Development) 
H4 (Affordable Housing) 
ENV1 (Green Infrastructure) 
ENV3 (Biodiversity and Earth Heritage)   



WM6 (Waste Management in Development) 
 
Milton Keynes and South Midlands Sub-Regional Strategy (March 2005) 
 
Bedfordshire Structure Plan 2011 
 
 
Central Bedfordshire (Core Strategy and Development Management Policies 
DPD) 
CS1; CS2; CS7; CS16; DM2; DM3; DM4; DM10; DM15; 
 
 
Supplementary Planning Guidance 
 
 Design Guide for Residential Areas in Mid Bedfordshire (2004) 
 
South Bedfordshire Local Plan Review Policies 
 
 
 
Supplementary Planning Guidance 
 
  
 
Planning History 
 
MB/99/01528/FA Erection of three, 4-bedroom dwellings with garages and 

associated vehicular access and landscaping. Granted 
25/10/99. 

MB/99/01527/FA 
 
 
 
MB/00/00738/FA 
 

Erection of three, 4-bedroom dwellings with garages and 
associated vehicular access and landscaping. Granted on 
25/10/99. 
 
Erection of 3no. dwellings with garages and associated 
vehicular access and landscaping. (Revision to scheme 
previously approved under ref: 10/99/01527 dated 18.1.00). 
Approved 02/10/2000. 

MB/01/01161/FA Revised Road Layout (Revision to scheme previously 
approved under ref: 00/00738 dated 02/10/2000 for the 
erection of 3no. dwellings with garages and associated 
vehicular access and landscaping). Approved 31/07/2001. 

  
 
Representations: 
(Parish & Neighbours) 
 

 
Clifton Parish Council No objection raised. However, the following comments 

were made: 
• The Council was strongly against any attempt to 

increase the number of houses beyond 12. 
• The design of the houses should match the existing in 

Chapel Close. 



• There should be a  mix of houses, including 2 and 3 
bedrooms to maximise affordability. 

• Garages should be of adequate size to accommodate 
a family sized car plus storage space for bins and 
bicycles. Without adequate parking facilities, this 
development would be a disaster. 

• Provision of play space. There is none at this end of 
the village. 

• There should be a Section 106 agreement to fund 
traffic calming in Shefford Road, adjacent to Chapel 
Close. These points should be taken into account 
when the detailed application is submitted. 

Whilst not objecting, the Council felt that it is important to 
restate the points made in the site application exercise. 
1. The village Lower School is full. 
2. Health facilities are under great strain. 
3. Traffic through Clifton is totally unmanaged with very 
high levels of traffic breaking the speed limit. 
 

  
Neighbours Twenty-one letters of objection have been received. The 

grounds of objection are as follow: 
 
•••• Loss of Privacy: We are currently overlooked and are 

surrounded by trees. A development of the housing 
proposed on this land would mean that this screening 
be removed and other houses visible from ours. 
According to the submitted plan, there will be two 
houses built directly behind our house backing onto 
our garden. The plans state that existing gardens in 
Spring Road are a minimum of 17-18 metres, this is 
serious underestimate as our gardens only 14 metres. 

•••• Noise Nuisance: We are currently in a quiet area, but 
the development proposed would place many more 
neighbours in the vicinity and cause an increase in 
noise from cars and people. The building work itself 
will of course be intrusive. 

•••• Impact on Protected Wildlife:We are in a rural setting 
and the area of land proposed for development has 
been a haven for many types of flora and fauna. we 
have seen a great variety of animals such as bats, 
birds (including woodpecker), deer, fox, hedgehogs, 
frogs and newts in our garden and are sure that they 
are supported by the presence of this patch of land 
behind us. 

•••• Amenities: Clifton is a small village and as such, 
cannot cope with another estate, which is what Chapel 
Close would become. Clifton has had problems with 
sewage disposal as the sewers are unable to cope 
with demand. Additional homes will add to this 
unpleasant problem and there is a lack of play areas, 
schools and doctors. 

•••• Increased Traffic: The development will cause a 



significant increase in the daily traffic flow (probably 
greater than 100%) in Chapel close, which has until 
now provided a safe environment for the children living 
the close. 

•••• Design and Appearance: This should be in keeping 
with the existing part of Chapel Close where all houses 
are detached two-storey properties, not a mix as 
indicated on the application. Any higher than 2-storey 
would prove overbearing on surrounding properties. 

•••• Lack of Parking: There is insufficient parking in the 
outline, compounded by the suggested use of the 
garages for recycling, storage and cycles. 

•••• Density: Though the style and design of the proposed 
dwellings are yet to be determined because of the 
surrounding existing homes and the elevation of the 
plot, I believe a low level development made up of 
maximum of 6 x 1.5 storey and bungalows would have 
less impact on the surrounding area. 

•••• Back-Back Development: The Design and Access 
Statement has used an old OS Plan and since this 
plan was made, quite a large number of properties 
have had extension built, reducing the stated 18 
metres to the fence line. My house, for example, has 
only 8.6 metres to the rear fence and I believe a more 
up to date plan needs to be used before this 
application can be considered accurate. 

  
 
Consultations/Publicity responses 
 
Highways Section No objection, subject to conditions. 

 
Bedfordshire and River 
Ivel Internal Drainage 
Board (IDB) 
 
 
 
 
 
 
 
 
 
 
 
Trees and Landscape 
Officer 
 
 
 
 
 

This site is some 250m from the Board's drainage district 
where much of the land is in flood zone 3. The drainage 
map also indicates that drains issuing in Pedley Lane are 
likely to discharge into the drainage district.  

It is recommended that if planning permission is granted 
this be on condition that the volumes and peak flow rates 
of surface water runoff from the proposed development 
are no greater than the greenfield rate of runoff of 3 litres 
per second per hectare of developed land, in order that 
the drainage district is not subject to an increased flood 
risk by overland flows or by flows channelled into the 
district. 

 
No objection, subject to conditions. The site has been 
cleared of all trees/vegetation and there do not appear to 
be any substantial trees in neighbouring properties that 
are likely to be at risk of damage. The submission of a 
planting scheme with densities, species and sizes would 
be required.  
 



Natural England 
 
 
The Wildlife Trust 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Public Protection (North) 
 

No formal objection, the Council's attention has been 
drawn to the European or UK legislation. 
 
No formal objection, the Council's attention has been 
drawn to the non-submission of an ecological 
assessments. The Wildlife Trust has advised that they 
have records that indicate that Great Crested Newts are 
found within Clifton. They are also now aware that the 
application site was cleared prior to a planning application 
being submitted, following complaints from nearby 
residents. 
 
Furthermore, they advise that as orchards are often 
hotspots for biodiversity, containing a wide range of 
wildlife, including rare and protected species, they have 
been designated as a Biodiversity Action Plan (BAP) 
habitat. There are national and Bedfordshire action plans 
for traditional orchards and the special biodiversity 
features that they contain. 
 
Due to the possible presence of Great Crested Newts 
and remnants of BAP habitat with no ecological report, 
we advise that there is insufficient information provided to 
enable the Planning Authority to a make a decision on 
this application under their obligations in the Natural 
Environment and Rural Communities (NERC) Act 2006. 
 
No comments on either contamination or noise issue. 

 
Determining Issues 
 
The main considerations of the application are: 
 
1. Principle of Development 
2. 
3. 
4. 
5. 
6. 

Impact of Development on Character and Appearance of the Area 
Impact of Development on Neighbouring Properties 
Highway Safety Implications 
Biodiversity  Issues 
Other Issues 

 
Considerations 
 
1. Principle of Development 
 The proposed development is in outline stage, where all matters have been 

reserved for future consideration by the applicant, except for access. The 
existing access (i.e. Chapel Close, comprise eight residential detached 
properties. This is a short residential access road, culminating into a cul-de-sac 
arrangement. The  vehicular access would be taken from the south-western 
corner of the existing access into the application site.  
 
In view of the recently adopted Central Bedfordshire Core Strategy and 
Development Management Policies (November 2009), the proposed 



development will be assessed against  the following Development Management 
Policies, particularly, DM2; DM3; DM4 and DM15. 
 
Policy DM2 for example, expects all proposals for new development to 
contribute towards sustainable building principles. The Council expects future 
new housing development to comply with mandatory standards in relation to the 
Code for Sustainable homes and any major developments and developments, 
which will have high water consumption like this one, should incorporate 
measures to minimise their use of 'white' water.  
 
Similarly, Policy DM3 will expect the proposed development to be of an 
appropriate scale and design to their setting; create a sense of place and to 
respect local distinctiveness in terms of the use of materials, efficient use of 
land, energy efficiency, safeguarding the amenities of neighbouring properties; 
provision of adequate areas for parking and the provision of adequate hard and 
soft landscaping. 
 
As this development is in outline stage, the Council can only consider the 
access and pay regard to the above policies at the reserved matters stage. The 
applicant has provided an indicative layout for twelve dwellings which shows that 
the site is capable of accommodating 12 dwellings.  
 
However, the Council will pay regard to the details as shown in the application 
and assess as to whether the principle of a residential development is 
acceptable. Having consideration to all other matters, It is considered the 
principle of a residential development is considered acceptable, by virtue of its 
location within the 'settlement envelope' and in an area surrounded by 
residential properties.  
 

 
2. Impact of Development Character and Appearance of the Area 
 The proposed residential development lies within the settlement envelope of 

Clifton. As already explained, the principle of a residential development on the 
site is considered acceptable. Whilst this is an outline application, any 
subsequent detailed application for the reserved matters, is expected to respect 
the character and appearance of the area by creating a sense of place and 
respecting the local distinctiveness in its design and use of local sourced 
materials for the construction of the development. 
 
The existing properties in Chapel Close are of modern, detached and of 
attractive architectural design, comprising two-storey, with adequate spacing 
around the dwellings. The neighbouring properties though, of traditional 
construction and older styles and design, it is considered that the Council will 
expect any reserved matters' application to respect this setting, character and 
appearance and to be in keeping with the immediate surroundings, especially 
those of Chapel Close in terms of use of materials in its construction and space 
around the buildings. 
 
Given the location of the site, and the fact that it is surrounded by existing 
dwellings, it is not considered that residential development on the land would in 
principle be harmful to the character of the area. 
 

 



3. Impact of Development on Neighbouring Properties 
 Whilst considering the impact of the development, it is apparent that the 

application site is capable of accommodating 12 dwellings. There are some 
concerns relating to the siting of plots 1 and 2 in relation to 7 Chapel Close. 
However, the layout is purely illustrative at this stage and the siting of the 
dwellings would be the subject of a reserved matters' application. 
 
The illustrative layout does however indicate that 12 dwellings could be erected 
on the site without having an adverse impact on neighbouring dwellings by way 
of overbearing impact, loss of light or privacy. On most of its boundaries, the site 
adjoins the rear gardens of existing properties. Having regard to the depth of the 
adjacent gardens and the size of the site, it is considered that if appropriately 
designed the proposal would be acceptable in terms its effect on existing houses 
which surround the site. 
 
The proposal would inevitably give rise to traffic generation in Chapel Close, 
although given the width of the highway this should not have an adverse impact 
on existing properties. 
 

 
4. Highway Safety Implications 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
5. 
 
 
 
 
 
 
 
 
 
 

The Highways Section of the Council has advised that the site is proposed to be 
accessed through Chapel Close that already serves 8 properties, and that whilst 
it is not an adopted highway, it is in the process to being adopted. However 
since it is still a private highway, the proposal should include at least one of the 
footways within the application site to ensure that pedestrians will not be 
prejudiced.  
 
Chapel Close is of the required standard to serve the additional development, 
however the proposed extension of the road does not comply with the required 
standards of the provision of a service strip of 2.0m preferable or minimum 1.0m 
at the back of the turning head. 
 
In addition and due to the distance between the unit on plot 3 and the edge of 
the prospective adoptable street, a refuse collection point needs to be provided 
in close proximity to the latter. However, these issues can be resolved at the 
reserved matters stage.  
 
In the circumstances, and subject to application site including at least one of the 
existing footways, no objection is raised to the development in terms of highway 
safety, subject to conditions. 
 
Biodiversity Issues 
The proposed site has been the subject of complaints from local residents 
particularly, from those in Chapel Close. This site was in vegetation, comprising 
trees and shrubs for many years therefore, undisturbed. 
 
Under the Natural Environment and Rural Communities Act 2006 and PPS9, the 
Council must have regard to the impact of the proposal on biodiversity in its 
determination of the application. 
 
Following the clearance of the land by the owner and applicant, local residents 
complained that the site was a protected habitat for wildlife of all kinds, including 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
6. 
 
 
 
 

many species of birds, small mammals, hedgehog and amphibians (i.e frogs) 
and Great crested newts.  It is claimed by these residents that this was a haven 
for many types of flora and fauna and that evidence of this wildlife has now been 
destroyed. 
 
Council's policies relating to biodiversity has been effective in protecting wildlife 
and habitats in the district. The Council has also fully endorsed the 'Bedfordshire 
and Luton Biodiversity Action Plan' that seeks to protect locally important 
habitats and species. The Council therefore, has had regard to the proposed site 
and although, is keen to continue supporting the protection of designated sites 
from the effects of new development, the proposed site is not a protected or 
designated site for wildlife that is subject to Policy DM15 of the adopted Central 
Bedfordshire Core Strategy and Development Management Policies (November 
2009).  
 
As this site is not a designated site for wildlife, even though there were some 
evidence of habitat prior to the site clearance as claimed by neighbouring 
residents, under Policy DM15, the Council will pay regard to where any 
development is permitted within, adjacent to or in close proximity to designated 
sites or known locations of identified species, to ensure that the developer takes 
steps to secure the protection of such animals and plants. However, in cases 
where new development is unavoidable, such as this enclosed site within the 
settlement envelope and may harm wildlife interests, mitigation measures would 
be required. 
 
More recently, the applicant has submitted a report regarding biodiversity, and 
comments from the ecologist will be reported in the late sheet. However, at the 
present time it is not considered that the proposal would be unacceptable due to 
its impact on biodiversity. 
 
Other Issues 
This development is required to make contributions to local infrastructure to 
comply with the Council's Planning Obligations Strategy. This will be secured by 
way of a legal agreement and will include the provision of some affordable 
housing. 

 
Reasons for Granting 
The proposed site lies within the 'Settlement Envelope' of Clifton and whilst this is an 
outline application for residential development, it is considered that the principle of a 
residential development is acceptable and in accordance with Policies CS1; CS2; 
CS7; CS16; DM2; DM3; DM4; DM10 and DM15 of the Central Bedfordshire Core 
Strategy and Development Management Policies (November 2009). 
 
Recommendation 
 
That Outline Permission be granted subject to the following: 
 
 

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



 

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

 

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

 

4 The scheme approved in condition 1 shall be carried out by a date which 
shall be not later than the end of the full planting season immediately 
following the first occupation of the development hereby approved. 

 
Thereafter the planting shall be adequately maintained for a period of five 
years from the date of planting.  Any of the trees or shrubs or both which die 
or are removed, or which become severely damaged or seriously diseased 
(during the said period of five years) shall be replaced with trees or shrubs or 
both, as the case may be, of similar size and species to those originally 
required to be planted and the same shall be maintained until properly 
established. 
 
Reason: In order to ensure that the planting is carried out within a 
reasonable period in the interest of the visual amenities of the area. 

 

5 Details of the method of disposal of foul and surface water drainage 
shall be submitted to and agreed in writing by the Local Planning 
Authority including any land drainage system, before the development 
is commenced.  Thereafter no part of the development shall be brought 
into use until the approved drainage scheme has been implemented. 
 
Reason: To ensure that adequate foul and surface water drainage is 
provided and that existing and future land drainage needs are 
protected. 

 

6 Development shall not begin until the detailed plans and sections of 



the proposed road, including gradients and method of surface water 
disposal have been approved by the Local Planning Authority and no 
building 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 roadworks are constructed to an 
adequate standard. 

 

7 The detailed layout plans to be submitted for approval of reserved matters in 
connection with this development shall illustrate a 2.0m service strip at the 
back of the turning head  
 
Reason: For the avoidance  of doubt. 

 

8 Prior to the development hereby approved commencing on site details 
of the final ground and slab levels of the dwellings hereby approved 
shall be submitted to and approved in writing by the Local Planning 
Authority.  Such details shall include sections through both the site 
and the adjoining properties, the location of which shall first be agreed 
in writing with the Local Planning Authority.  Thereafter the site shall 
be developed in full accordance with the approved details. 
 
Reason: To ensure that a satisfactory relationship results between the 
new development and adjacent buildings and public areas. 

 

9 Details of precautionary measures to be implemented during 
construction works to avoid impacts on protected species, shall be 
submitted to and approved by the Local Planning Authority prior to 
development commencing. The development shall be implemented in 
accordance with the details approved. 
 
Reason: In the interests of the environment and protected species and 
in accordance with Policy DM15 of the Central Bedfordshire Core 
Strategy and Development Management Policies (2009) and PPS9 
(Biodiversity and Geological Conservation). 

 

10 The development shall be implemented in accordance with the actions set 
out on Page 2 of the Phase 1 Habitat Survey dated November 2009, unless 
otherwise agreed in writing with the Local Planning Authority. 
 
Reason: In the interests of the environment and protected species and in 
accordance with Policy DM15 of the Central Bedfordshire Core Strategy and 
Development Management Policies (2009) and PPS9 (Biodiversity and 
Geological Conservation). 

 

11 No development shall commence until details of habitat creation and 
long-term management have been submitted to and approved by the 
Local Planning Authority. The development shall accord with the 
details approved. 
 
Reason: In the interests of the environment and protected species and 
in accordance with Policy DM15 of the Central Bedfordshire Core 
Strategy and Development Management Policies (2009) and PPS9 



(Biodiversity and Geological Conservation). 
 

12 No more than 12 dwellings shall be erected on the site pursuant to this 
planning approval. 
 
Reason: In order to safeguard the neighbouring residential properties and 
their amenities. 

 
 
 
DECISION 
 
...................................................................................................................................... 
 
 
...................................................................................................................................... 
 
 


