
 

Item No. 4   

  
APPLICATION NUMBER CB/11/04444/OUT 
LOCATION Land known as The Stearn Land, Clipstone Lane, 

Leighton Buzzard, Beds 
PROPOSAL Hybrid application for residential development 

comprising up to 270 dwellings with associated 
landscaping, open space, parking and internal 
access roads (in outline with all matters reserved); 
provision of formal public open space; cemetery; 
allotments; informal open space and structural 
landscaping; and access roads (change of use).  

PARISH  Eggington 
WARD Heath & Reach 
WARD COUNCILLORS Cllr Versallion 
CASE OFFICER  Vicki Davies 
DATE REGISTERED  16 January 2012 
EXPIRY DATE  16 April 2012 
APPLICANT   Arnold White Estates 
AGENT  Hives Planning Limited 
REASON FOR 
COMMITTEE TO 
DETERMINE 

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

RECOMMENDED 
DECISION 

 
Outline Application - Approval 

 
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 Interim Assistant Director 
Planning 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 3, (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 2 character areas and shall define the location and extent of each 
residential area and the number, size and tenure 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 BE8 of the South Bedfordshire Local Plan and Policy 43 of the 
Development Strategy for Central Bedfordshire (Revised Pre-
Submission Version May 2014). 

 

4 No more than 270 dwellings, 8.6 hectares of formal open space comprising 
playing fields, 1.2 hectares of land for a cemetery, 0.6 hectares of allotments 
and associated landscaping, open space, parking, internal access roads 
shall be constructed on the site pursuant to this planning permission in 
accordance with the parameter plan reference  1457_011  .    
 
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 (Revised Pre-Submission Version May 
2014). 

 

5 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 3 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. 
 
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 (Revised Pre-Submission Version May 2014). 

 

6 Development shall not begin until a detailed 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 submitted to and approved in writing by the 
local planning authority. The scheme shall subsequently be 
implemented in accordance with the approved details before the 
development is completed.  
  
The scheme shall be based upon the principles given within the Flood 
Risk Assessment dated November 2011, reference 3855/02, compiled 
by Stuart Michael Associates, and shall also include: 
  

• Detailed post-development surface water runoff calculations, 
accounting for impermeable areas, for the Q1 (or QBAR), Q30, 

Q100 and Q100 PLUS CLIMATE CHANGE storm events. This 

shall be done for the demonstrated critical storm duration and 
season; 

• Detailed drawings showing the location, dimensions, levels, 
gradients and reference numbers of the proposed drainage 
system; 

• Detailed results of surface water system modelling for the above-
mentioned storm events demonstrating suitable management of 
surface water and performance of the proposed system; 

• Details of flood flow routing in the event of system exceedance 
or failure, demonstrating that surface water flood risk from the 
site to adjacent or downstream areas will not increase, and such 
flows can be appropriately managed on site; 

• Full design details including cross- and long-sections, levels 
(including design and water levels), dimensions and gradients, 
of the proposed attenuation pond and flow control device 
(including the manufacturer’s flow curve for vortex flow 
controls), demonstrating suitable system performance for 
discharge rates no greater than those as given in section 5.30 of 
the agreed FRA; 



• Assurances that the capacity of the proposed water butts for 
each property, as detailed in section 5.19 of the FRA, shall not be 
included as part of the storm water attenuation volume; 

• Analysis of the capacity of the receiving watercourse, 
demonstrating that the watercourse can receive flows as 
proposed, and that the culvert downstream of the receiving 
watercourse will not be overwhelmed; 

• Details of any erosion control measures proposed on the 
receiving watercourse to mitigate the concentration of discharge 
to a singular point in the watercourse; 

• Details of the proposed maintenance and/or adoption regime, or 
evidence from the appropriate party that maintenance/adoption 
details have been agreed. 

  
Reason: To prevent the increased risk of flooding, and ensure future 
maintenance of the drainage system in accordance with policy 49 of 
Development Strategy for Central Bedfordshire Revised Pre-
Submission Version May 2014. 

 

7 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.     
 
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 Development Strategy Central 
Bedfordshire Revised Pre-Submission Version May 2014 and 
Paragraph 59 of the National Planning Policy Framework (2012). 

 

8 No development shall commence until such time as a scheme 
to dispose of foul and surface water has been submitted to, and 
approved in writing by, the local planning authority. The scheme shall 
be implemented as approved. 
  
Reason : To prevent the pollution of controlled waters in accordance 
with Policies 44 and 49 of the Development Strategy for Central 
Bedfordshire (Revised Pre-Submission Version May 2014.) 

 

9 No development shall commence in any area, as defined by the areas 
plan required by condition 3, 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) Construction traffic routes and 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; 
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 
iii. Air and Dust quality 
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 
Development Strategy for Central Bedfordshire (Revised Pre-
Submission Version May 2014.) 

 

10 No development approved by this permission shall be commenced 
until a scheme for the improvement and/or extension of the existing 
sewerage system has been submitted to and approved in writing by the 
local planning authority. The scheme shall be implemented as 
approved. No occupation of dwellings approved by this permission 
shall occur until the scheme for improvement of the existing sewage 
system has been completed. 
  
 
 



Reason: The sewage treatment works is overloaded and in the altered 
discharge is likely to cause contravention of the discharge consent if 
an increase in discharge loading is permitted.  The sewage treatment 
works is overloaded and the altered discharge is likely to cause failure 
of a statutory or non-statutory water quality objective if permitted. 
There is an existing problem with combined sewer overflows (CSOs) 
which this development would exacerbate in the absence of 
improvements to the sewer system.  In accordance with Policy 44 of 
the Development Strategy for Central Bedfordshire (Revised Pre-
Submission Version May 2014.) 

 

11 No burials shall take place in the cemetery hereby approved: 
• within 250 metres of any well or borehole 
• within 30 metres of any watercourse or spring 
• within 10 metres of any field drain 
• in saturated ground. 

 
Reason: To prevent the pollution of controlled waters. An inappropriately 
located and designed cemetery could result in the pollution of the surface 
water drains form the eastern and southern boundaries of the site.   

 

12 No dwellings shall be occupied, in any area or sub-area as identified in 
condition 3, until mitigation, conservation and enhancement measures 
as set out in chapter 5 of the Environmental Statement have been 
implemented. 
 
Reason: To ensure all impacts on ecology from development are taken 
into account and mitigated in accordance with Policy 57 of the 
Development Strategy for Central Bedfordshire (Revised Pre-
Submission Version May 2014.) 

 

13 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 (Revised Pre-Submission Version 
May 2014.) 

 

14 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. 
 
Any changes to these components require the express consent of the 
local planning authority. The scheme shall be implemented as 
approved. 
  
Reason: To protect human health and the environment in accordance 
with Policy 44 of the Development Strategy for Central Bedfordshire 
(Revised Pre-Submission Version May 2014.) 

 

15 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 human health and the environment in accordance 
with Policy 44 of the Development Strategy for Central Bedfordshire 
(Revised Pre-Submission Version May 2014.) 

 

 

 

 

 

 



16 No development shall take place, in any area or sub-area as identified 
in condition 3, until a written scheme of archaeological resource 
management; that includes post excavation analysis and publication 
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 scheme. 
 
Reason: To record and advance understanding of the heritage assets 
with archaeological interest which will be unavoidably affected as a 
consequence of the development and to secure the protection and 
management of archaeological remains which may be preserved in situ 
within the development site in accordance with policy 46 of the 
Development Strategy for Central Bedfordshire (Revised Pre-
Submission Version May 2014.) 

 

17 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 
BE8 of the South Bedfordshire Local Plan and policies 43 and 59 of the 
Development Strategy for Central Bedfordshire (Revised Pre-
Submission Version May 2014). 

 

18 Prior to commencement of development in each area approved by 
condition 3 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 (Revised Pre-
Submission Version May 2014). 

 

19 No development shall take place in an area or sub-area of the 
development approved as per condition 3 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 (Revised Pre-
Submission Version May 2014). 

 

20 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 30dBLAeq, 23:00-

07:00  and 45dBLAmax, 23:00-0700 for bedrooms and35dBLAeq, 07:00-

23:00  for habitable rooms.  External noise levels from road traffic noise 

sources shall not exceed 55dBLAeq, 1hr in outdoor amenity areas.  Any 

works which form part of the scheme approved by the Local Planning 
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 (Revised Pre-Submission Version May 2014.)   

 

21 The details required by condition 1 of this permission in relation to each 
area approved by condition 3 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 the Development Strategy for Central Bedfordshire 
(Revised Pre-Submission Version May 2014.)  

22 The details required by condition 1 of this permission in relation to each 
area approved as per condition 3 shall include a scheme for parking, and 
garaging for the residential units in that area.  The parts of each approved 
scheme pursuant to condition 1 related to each residential unit 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 (Revised Pre-
Submission Version May 2014). 

 

24 No development shall take place until a revised Framework Travel Plan 
has been submitted to and approved in writing by the Local Planning 
Authority in conjunction with the Highways Agency.  The Travel Plan 
shall include the following: 
 
The identification of targets for trip reduction and modal shift; 

•••• The methods to be employed to meet these 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 an agreed 
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 Highway 
Agency. 
 
Reason:  To ensure the A5 trunk road continues to serve its purpose as 
part of a national system of routes for through traffic, to satisfy the 
reasonable requirements of road safety on the A5 trunk road and 
connecting routes in accordance with section 10 of the Highways Act 
1980 and in the interests of promoting sustainable transport and 
reducing the number of trips by private car, in accordance with policy 
26 of the Development Strategy for Central Bedford shire (Revised Pre-
Submission Version May 2014.).   

 

25 The development hereby permitted shall not be carried out except in 
complete accordance with the details shown on the submitted plans, 
numbers 1457_008 & 1457_011. 
 
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. 

 
2. 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). 

 
3. Environment Agency - consenting of works on ordinary watercourses 

Proposals for works such as mill dams, weirs, sluices and the suchlike that 
may affect the flow of water within an ordinary watercourse, and proposals 
for culverting of ordinary watercourses, will require an application for Flood 
Defence Consent under Section 23 of the Land Drainage Act 1991. 
  
 



At present such applications should be made to the Environment Agency. 
Due to new and changing legislation, from 6th April 2012 any such 
applications should be made to the relevant Lead Local Flood Authority – in 
this case Central Bedfordshire Council. 

 
4. Environment Agency - Cemetery 

 
An appropriate risk assessment may be required to determine the potential 
pollution risks to controlled waters from the proposed cemetery 
development. Please refer to the Agency booklet 'Assessing the 
Groundwater Pollution Potential of Cemetery Developments'. 

 
5. Environment Agency - foul drainage  

 
Foul drainage should be connected to the main sewer. Where this is not 
possible and it is proposed to discharge treated effluent to ground or to a 
surface watercourse the applicant may require an Environmental Permit 
from us. The granting of planning permission does not guarantee the 
granting of a permit under the Environmental Permitting Regulations 2010. A 
permit will only be granted where the risk to the environment is acceptable. 

 
6. Environment Agency - 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 
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. The Environmental Permitting Regulations make it an 
offence to cause or knowingly permit any discharge that will result in the 
input of pollutants to surface waters. 
 
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. 
 
Storage of domestic oil in above ground tanks >3500 litres must be 
undertaken on site in accordance with the Control of Pollution (oil storage) 
(England) Regulations 2001.  Storage of domestic oil in above ground tanks 
<3500 litres must be undertaken in accordance with Approved Document J 
of the Building Regulations. 

 
7. The British Standard for Topsoil, BS 3882:2007, specifies requirements for 

topsoils that are moved or traded and should be adhered to.  

 
8. Applicants are reminded that, should groundwater or surface water courses 

be at risk of contamination during or after development, the Environment 
Agency should be approached for approval of measures to protect water 
resources separately. 

 
9. With respect to the construction phase the applicant has cited a number of 

measures to minimise the escape of dust.  Reference should be made also 
to the Mayor of London’s Best Practice Guidance (BPG) The control of dust 
and emissions from construction and demolition.  Mitigation measures 
should also include solid barriers to the site boundary where necessary.     

The Council does not specify permitted noise levels, instead contractors 
shall employ the “best practicable means” as defined in the Control of 
Pollution Act 1974 to minimise noise and vibration resulting from their 
operations and shall have regard to British Standard BS 5228:2009 Code of 
Practice for Noise Control on Construction and Open Sites.   

 

 

 



Measures would include contractors taking all reasonable steps to minimise 
noise and be reasonable in the timing of any high noise level activities.  
These steps may include, though not exclusively, noise mitigation measures 
such as temporary screening and/or at source insulation, all vehicles, plant 
and machinery used during the operations fitted with effective exhaust 
silencers and that all parts of such vehicles, plant or machinery maintained 
in good repair and in accordance with the manufacturer’s instructions and so 
operated and orientated so as to minimise noise emissions.  Where possible 
the use of generators should be avoided and mains electricity used.  All 
compressors used shall be “noise reduced” models fitted with properly lined 
and sealed acoustic covers which shall be kept closed when the machines 
are in use.  Where other alternatives are proposed these should be 
approved by the Local Authority.  All ancillary pneumatic percussive tools 
should be fitted with approved mufflers or silencers of the type 
recommended by the manufacturers. All of these items must be kept in good 
repair and any machinery used intermittently should be shut down when not 
in use or, where this is impracticable, should be throttled back to a minimum. 

 
10. 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: 
 

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

•••• 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; 

•••• 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) 

 
11. This consent is subject to a legal agreement under Section 106 of the Town 

and Country Planning Act 1990. 
 

Statement required by the Town and Country Planning (Development 
Management Procedure) (England) (Amendment No. 2) Order 2012 - Article 31 

 



It is recommended that planning permission be granted for this proposal. Discussion 
with the applicant to seek an acceptable solution was not necessary in this instance. 
The Council has therefore acted pro-actively to secure a sustainable form of 
development in line with the requirements of the Framework (paragraphs 186 and 
187) and in accordance with the Town and Country Planning (Development 
Management Procedure) (England) (Amendment No. 2) Order 2012. 
 
[Notes: 
 
1. In advance of consideration of the application the Committee received 

representations made under the Public Participation Scheme. 
 
2. In advance of consideration of the application the Committee were advised of 

additional consultation responses and comments as detailed in the Late Sheet: 
 
a. A letter had been received from Hogan Lovells / DTZ representing the land 

owners of the “Chiltern Hunt” which asked a number of questions and 
responses were provided in the late sheet. 

b. An email was received from someone unable to attend the meeting.   The 
points raised were covered and addressed within the report. 

c. An additional representation was received from 122 Nelson Road, Leighton 
Buzzard– highlighting the urban sprawl and the loss of Leighton Buzzard as a 
town.] 

 
 
 


