
LATE SHEET

DEVELOPMENT MANAGEMENT COMMITTEE – 24 SEPTEMBER 2014

Item 6 (Pages 13-50) – CB/14/02490/OUT – Millbrook Proving 
Ground, Station Lane, Millbrook, Bedford.

Reason for committee to determine

The Planning Committee Report included an incomplete ‘reason for committee to 
determine’. The correct version should state:

Called-in by Councillor Bastable & Major Development with objection from the Parish 
Councils.

Loss of amenity - excessive light; overdevelopment - scale of development exceeds 
original concept; overbearing - site 2, 3 & 4 large obtrusive buildings close to road; 
highway safety grounds – continuous traffic through Millbrook Village; Design – 
Modern industrial buildings with flat roofs out of keeping with area; impact on 
landscape - protected views from Millbrook and ridge.

Additional Consultation/Publicity Responses

Strategic Landscape Officer – final comments:

Following the submission of revised indicative plans for sites 1 & 2 and details 
regarding the design coding condition, the Strategic Landscape Officer has stated:

‘In my view of the changes made, i.e. the redesign to conserve more of the 
established trees at Site 1 and the Design Code which aims to develop recessive 
detailing, I am able to withdraw my objections to the development of Sites 1 and 4’. 

The Landscape Officer has also stated that as part of Reserved Matters the following 
details should be agreed:

1  A detailed landscape impact study to be undertaken, to determine important tree 
groups to be protected from a landscape viewpoint, which can extend from the 
information provided in the Arboricultural reports. 

2. An assessment of the need for earth movement (in view of the undulating 
ground) and the impact this may have on tree stock and whether soils generated 
could be used to enhance screening. 

3. That the detailed design of Site 2 seeks to maximise roadside screening, in order 
to maintain the wooded edge which currently contributes to landscape character. 
This screen planting could also provide a greenway for the cycle path. 

4. Sites 2 and 3 and 4 - the design code for the buildings to secure details which 
are appropriate to the Forest of Marston Vale- so that the glimpsed views of the 
buildings will not urbanise the rural location.



5. That a site management plan will be prepared, which will cover the enhancement 
of all habitats on the site; a tree and woodland management plan will be an 
important aspect of this.

These points will be discussed in detail during the submission of the Design Code 
and each phase of the development.

Network Rail – email received 23.09.2014

‘Network Rail have reviewed the data sent through and although the full assessment 
has yet to be concluded. It is clear there will be an increase in traffic using the 
crossing as set out by the developer and therefore there will be an increase in the 
risk of the crossing.

We therefore think it is right that the developer makes a contribution to the 
improvement of safety at the crossing. Which we can agree the details of this with the 
council and developer.

We would also request that the developer assists network rail with educating the 
users of the site by providing level crossing safety leaflets to their visitors, Network 
Rail will provide this information to the developer.

Finally we would request that the council includes a monitoring condition to monitor 
the impacts upon the two level crossings’

Forest of Marston Vale consultation response:

‘The Forest of Marston Vale Trust (FoMVT) are agreeable to a ‘mixed solution’ to 
their Forest contribution in order for this application to meet its planning obligations 
and propose the following:
 
•         Woodland management 
By entering the areas of woodland within the Proving Ground into a Forestry 
Commission Management Plan and delivering on the aims and objectives contained 
within would improve the ecological and habitat value of the woods as well as 
identifying areas of woodland that could be suitable for thinning for wood fuel.  I have 
attached a recently approved Forestry Commission Management Plan that was 
drafted for one of the FoMVT sites in Willington for your and Andrew’s  information.  
The FoMVT can provide assistance with this process, but would charge £250 a day 
plus VAT plus any costs to cover searches etc.  I am unfamiliar with the woodlands at 
Millbrook and unsure how much data the applicant has on its woodland asset, so 
unable to provide full costings should the Trust be asked to assist in this matter.  It 
does not need to be the Trust, a 3rd party specialist could be independently 
appointed by MPG.
 
•         Managing existing woodland assets for generating onsite biofuel
If successful this method of generating fuel / renewable energy would be of great 
value for promoting the planting and management of woodland within the area for 
both commercial and domestic development schemes, so the Trust is very supportive 



of this type of collaborative contribution to the Forest Plan.  James Russell has been 
leading on the discussions with Cranfield University, but is on leave until the 24 
September.  I am reluctant to explore this item further in James absence but confirm 
that the Trust would be very supportive to investigate bio fuel options.     
 
•         Financial contribution for woodland delivery 
As previously mentioned this type of contribution is our least preferred option as the 
Trust then has to locate and purchase the land to plant.   Trying to put a figure to the 
above indirect contributions is difficult as the Trust does not employ an economist 
who specialises in valuing biofuel technology and ecological improvements.  
However the Trust recognise that if these two options are taken up and delivered 
then they would be making a substantial contribution towards the Forest. Having a 
high profile landholder like MPG providing or using bio fuel sourced locally could 
influence neighbouring landholders to plant short rotation coppice to fuel a MPG 
biofuel system. 
 
•         New Access Link – Greensand Car Park to Millbrook Station and the 
Millennium Country Park  
The upgrading of highway verge to a public accessible and maintained surfaced 
route linking the Greensand Ridge car park to the Millennium Country Park is off 
great value to local residents and communities as well as visitors to the area.  Even 
though this access route was originally linked to a previous planning permission the 
inclusion of this new access does meet the aims and objectives of the Forest Plan in 
terms of increasing public access to the Countryside so can also be considered a 
contribution if delivered.  
 
•         Proposal
Providing MPG replace all trees felled for the development on site, deliver the new 
public access route and commit to implement a FC backed woodland management 
scheme for its remaining Woodland and seriously consider biofuel options, the 
FoMVT would consider reducing the planting that MPG would need to satisfy the 
39% Forest contribution from 2.49ha to 1ha of new woodland. Based on the Forest 
Model this equates to a monetary contribution of £56,086.46.
 
Implementing bio fuel technologies and managing existing woodland sends a very 
positive message for local landholders and future commercial developments that 
planting/managing woodland for biofuel is cost effective, whilst also helping Central 
Beds Council to deliver their Forest Plan.  Implementing bio fuel technology into the 
proposed MPG development could be very beneficial to the development, plus it 
would likely to attract funding and would benefit the site with Renewable Heat 
Incentive payments.  
 
The Trust hopes that the planning authority and applicant acknowledge this is an 
unusual scheme and that the Trust is demonstrating a reasonable and pragmatic 
approach for an unusual case and that the flexibility being taken does not go against 
the FoMVT on future commercial developments within the Forest area.  

If the above contributions are taken forward into a s106 agreement then the trigger 
mechanism for MPG to deliver them should be on occupation of any part of the whole 
development and not on a single part of the development that MPG decide not to 
construct.   It was the latter approach that resulted in the access link promoted on a 



previous MPG application not being delivered but is now being promoted on this 
scheme’.  

Additional Comments

Millbrook Proving Ground has confirmed that this approach is acceptable. See 
revised s106 heads of terms below. 

Letter received from the Environment Agency 23.09.2014

The letter advised that they have a technical holding objection until further 
information is submitted as part of the Flood Risk Assessment. The Environment 
Agency have confirmed that once satisfactory information has been submitted that 
their holding objection will be removed and that they recommend four conditions, 
which are outlined below. The reasons for recommending approval have been 
amended (below) to take account of the Environment Agency’s position.  

6 Riglen Close, Lidlington consultation response:

‘Objection to this application because: environmental impact to flora and fauna by 
cutting out a large amount of trees. Increase in traffic will increase air and noise 
pollution. In addition Lidlington and Millbrook can not cope with the current traffic as it 
is already. Lidlington main roads are dangerous this will only increase the chance for 
a fatal accident to occur. The proposed entrance to site 4 is in a very small road to 
accommodate the increased traffic demands requirements, in addition a footpath 
runs in this road on the side of the proposed entry this will disrupt many people who 
use that path on a daily basis (sports, dog walk, work commute etc). A new, 
uninterrupted safe path would be necessary. Increased in noise pollution is a very big 
concern not only from traffic but during the day and especially at night, this is not 
respected already as there are noise producing activities (arising from the proving 
ground) at night/early morning that disrupt the neighbours when sleeping contributing 
to increasing levels of anxiety and desperation due to lack of rest and peace’.

Email sent 21.09.2014 to Committee Members - Lyshott House, Millbrook

Please excuse the direct approach in advance of Wednesday’s Planning Committee 
Meeting, but, following discussions with other residents in Millbrook Village, we 
consider that the following should be brought to your attention:

The planning officer’s Summary of Recommendations for approving this application 
suggests that

harm to open countryside would be offset by the economic and employment benefits 
of development and that there will be no undue harm to residential amenity. He also 
says that the application is acceptable in regards to sustainable transport and 
highway safety.



I attach an image to show where Site 1 (of 4) from Millbrook Proving Ground’s 
(MPG’s) Planning Application is proposed to be situated. This image shows how this 
is likely affect the view across the paddocks as your drive through the Village 
Conservation Area. It also shows the inaccuracy of the Masterplan (copy attached, 
as submitted by MPG), which suggests that the Greensand Ridge Walk (an important 
protected tourist/hiking/cycling/bridal way) is some distance away from the boundary 
of Site 1.

The Council’s Conservation Area Appraisal regards this landscape as an outstanding 
feature of Millbrook. It states that “The one lasting image of Millbrook Conservation 
Area is Laurence Meynell in his book entitled ‘Bedfordshire’ and published in 1950 
states that: …there is not a more beautifully placed village in the whole of 
Bedfordshire than Millbrook, which stands on the edge of the Greensand Belt, 
sufficiently high to overlook all the vale of Bedford and yet with all the benefits of the 
typical Greensand woodlands…”

The Greensand Ridge Walk (according to the Management and Development Plan, 
published by Central Bedfordshire Council) “aims to provide a high quality, nationally 
promoted regional trail ...which will enable everyone to appreciate and enjoy these 
valuable and unique habitats and landscapes. ...It promotes the uniqueness of the 
Central Bedfordshire landscape, protecting the ecological, cultural and landscape 
features of the areas through which each stage of the walk passes through.”

The need to protect these rare areas within our County is enshrined within Policies 
DM 11 & 14 of the Central Bedfordshire Core Planning Strategy, which supports the 
need to “conserve or enhance the landscape” and “ensure that the scale, layout and 
design” of applications should not adversely affect the countryside. To grant 
permission then would ignore those elements of the Council’s own planning policy. 
Damaging these views will clearly affect residential amenity, as will the increased 
traffic flow. 

Millbrook Proving Ground’s website explains that it has "full planning consent for the 
development of three new buildings totalling 6,000m² and has submitted outline plans 
for the development of a further 24,900m² across the site, all of which are flexible 
developments and can be designed and built to suit tenants’ requirements”. This will 
more than double both the existing facilities and numbers of employees on site (per 
their planning application data), buildings not for their own use but for letting to third 
parties. http://www.millbrook.co.uk/Facilities-and-Services/Technology-park On this 
basis the scale of the development appears excessive, particularly Site 1, which is in 
a rural setting adjacent to a Conservation Area.

We don’t see how doubling the available commercial floorspace can be deemed 
unlikely to affect traffic flow and highway safety, without significant infrastructure 
improvement.

Millbrook Proving Ground is a credit to our County and it would be unreasonable to 
object to development to maintain its own commercial viability. However, it is the size 
of this application which appears excessive, beyond the requirements of MPG 
themselves, as this floorspace will be let to tenants. The location of Sites 2 and 3 
may be less inappropriate than Site 1.  As you may know, MPG has a new Hedge 



Fund Owner http://www.rutlandpartners.com/ and is diversifying its activities as a 
result.

Additional Comments

The comments raised in this above consultation responses have been covered in the 
Committee Report. It is considered that the impact upon the landscape and views 
from the Conservation Area can be mitigated by the siting of the units, retention of 
the existing tree belt, a scheme of new planting and a design code to ensure a high 
quality design.  The Highway Officer considers that the applicant’s Transport 
Assessment is robust and that there would be no adverse harm to highway safety.  

Letter from O&H Properties received 14.08.2014 (local landowners) 

‘Having reviewed the outline planning application submitted by Millbrook Proving 
Ground Ltd. for the development of up to 24,900 square metres of B1 floor space on 
four sites at the Millbrook Providing Ground (CBC Ref – CB/14/02490/OUT), I write to 
outline a number of observations on behalf of our client O&H Properties Ltd (‘O&H’).
The Millbrook Providing Ground occupies a significant part of the Marston Vale which 
is an area that has long been recognised as an excellent location for strategic growth 
including as an established Growth Area within the Milton Keynes and South 
Midlands Sub-Regional Strategy (MKSM). The MKSM identified the Bedford / 
Kempston and Northern Marston Vale as an area to accommodate significant growth. 
This was further enshrined in the East of England Plan and as such the area has 
seen significant investment in infrastructure. Additionally, Bedford Borough Council 
continue to realise the significant potential of the area and have identified the 
Northern Marston Vale in their preferred options for growth in their emerging Local 
Plan.

The proposed development of the Millbrook Proving Ground is a clear demonstration 
of the continued demand for economic growth within the Marston Vale. Millbrook, 
together with Cranfield University represent two key employment hubs within Central 
Bedfordshire and their district wide significance is reflected in the emerging 
Development Strategy. This further highlights the strategic importance of the Marston 
Vale which is demonstrated by the level of existing and planned significant 
investment to the highway and rail infrastructure within the Vale, including the 
dualling of the A421, M1 Junction 13 improvements, the future delivery of East-West 
rail and the Bedford to Milton Keynes Waterway.

In this context, O&H considers that it is vital to plan for strategic growth within the 
Marston Vale. There is a major opportunity to harness the growth potential of this 
strategic corridor in a well planned manner. O&H consider that planning 
comprehensively for the Marston Vale, including bringing forward strategic 
development, is crucial to consolidating growth and investments in the area thus 
ensuring that the appropriate additional infrastructure is delivered to support this 
growth. This is considered essential in maximising the potential of the Vale as a 
strategic location. 



O&H and other local landowners are key to this vision. With a controlling interest in 
large tracts of land within the Marston Vale, O&H have promoted a mixed use 
development of up to around 5,000 dwellings, community/leisure facilities, retail, 
employment (circa 70 hectares) and woodland planting – referred to by Central 
Bedfordshire Council as the ‘Marston Vale Comprehensive Mixed Use Area’ – as part 
of the Central Bedfordshire Development Strategy. The development of the Marston 
Valley site provides the opportunity respond to market demand for investment in local 
knowledge based growth industries and job creation through the provision of new 
homes, leisure and community facilities, local services, shops and schools which will 
support this growth in a sustainable way.

Planning strategically for the Marston Vale can ensure that developments including 
that which is the subject of this planning application for Millbrook Proving Ground can 
be integrated into a holistic vision for the area. Importantly, O&H’s development 
ambitions for the area could help facilitate improved strategic highway connections 
between Millbrook and the A421 and across to Cranfield, providing improved physical 
linkages between these key employment areas.

Therefore, whilst we support the economic development of Millbrook as a key 
employment destination, we consider that it is vital to plan comprehensively for this 
area to ensure that the growth opportunities are properly realised and can deliver 
appropriate infrastructure to support the wider growth of this strategic corridor.
We do not object to this proposal but consider that it underlines the need to properly 
plan for large scale employment opportunities through the Development Strategy so 
that the benefits of development within the Marston Vale can be realised’.

Revised Heads of Terms 

The proposed obligations, set out below, have been revised following discussions on 
behalf of our client, MPG Ltd, with Central Bedfordshire Council and other relevant 
statutory bodies.  

a) Provision of an enhanced multi user Bridleway/Cycleway linking Millbrook 
Station with proposed sites 2, 3, MPG main entrance and Millbrook village;

b) Improvement or enhancement, as necessary, of the existing footway on 
Marston Road, linking Site 4 access with Lidlington Village.

c) Delivery of a range of sustainable transport measures in accordance with the 
approved Travel Plan, submitted as part of the application. 

d) Preparation and delivery of a Landscape Management & Maintenance Plan to 
ensure the provision and ongoing maintenance of onsite landscaping. 

e) Preparation and delivery of a Woodland Management Plan setting out an 
appropriate strategy for the management of existing woodlands within the wider 
proving ground site, including: 

 Measures to ensure the sustainable management of an area(s) of woodland 
plantation within the wider proving ground site (location and scale to be 



confirmed) for the purposes of producing timber for the supply of biofuel, in 
accordance with Marston Vale Forest Plan express objective “to establish a 
supply of timber and other woodland products”

 Measures to secure the ongoing management and protection of the 
woodlands forming the Heydon Hill County Wildlife Site (CWS). 

In addition, financial contributions are proposed as follows: 

f) A contribution (quantum to be confirmed) toward appropriate directional signage 
improvements in accordance with the agreed Freight Route Strategy.  

g) A contribution (quantum to be confirmed) towards minor safety improvements 
on Marston Road/Station Road.

h) A contribution (quantum to be confirmed) towards the provision of traffic calming 
and safety measures on Sandhill Close, Millbrook.

i) A contribution (quantum to be confirmed) towards offsite tree planting within the 
Marston Vale. 

For the avoidance of doubt

The first paragraph of section 3 should read:

The application is for outline approval with only access to be determined and all other 
matters i.e.  appearance, landscaping, layout and scale to be determined at the 
Reserved Matters Stage (rather than outline stage).

The level crossing closest to site 4 is called ‘Marston Crossing’. The level crossing on 
Station Lane is Millbrook Station. The Highway Officer’s comments refer to a 
‘Marston Station’. This should state Millbrook Station. There are also references to 
Station Road, which should read Station Lane 

For the avoidance of doubt, Millbrook village is approximately 1.65km from site 4, 
1.25 km from site 3, 600m from site 2 and 400m from site 1. Lidlington village is 
approximately 500m from site 4.

The Conservation comments refer to the, ‘former Marston Moretaine’. This should 
state ‘former Marston Pillinge’ which is an historic settlement adjacent to Millbrook 
Station. 

Lidlington Parish Council, rather than a resident, raised concern regarding the ‘quiet 
area’ close to site 4. 



Additional/Amended Conditions

Amended condition 15 to read:

Additional conditions

18  No phase shall take place until a full Tree Survey indicating those trees to be 
retained and those to be removed has been submitted to and confirmed in 
writing by Local Planning Authority. The agreed details shall thereafter be 
carried out in full. 

Reason: To minimise the impact upon the landscape and visual amenity in 
accordance with Policy CS16 & DM14.   

19. The maximum floorspace of each site shall be in accordance with that shown on 
drawing no’s 1459/PL03 Issue J, 1459/PL04 Issue F, 1459/PL05 Issue F & 
1459/PL06 Issue E.

Reason: For the avoidance of doubt. 

20. No phase shall take place until details of the existing and proposed ground and 
finished floor levels have been submitted to and confirmed in writing by the 
Local Planning Authority. The agreed details shall thereafter be carried out in 
full. 

Reason: To minimise the impact upon the landscape and visual amenity in 
accordance with Policy CS16 & DM14.   

21. No development approved by this planning permission shall take place until a 
remediation strategy that includes the following components 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 (PRA) including a Conceptual Site Model 

(CSM) of the site indicating potential sources, pathways and receptors, 
including those off site.

2. The results of a site investigation based on (1) and a detailed risk 
assessment, including a revised CSM.

3. Based on the risk assessment in (2) an options appraisal and remediation 
strategy giving full details of the remediation measures required and how 
they are to be undertaken. The strategy shall include a plan providing 
details of how the remediation works shall be judged to be complete and 
arrangements for contingency actions. The plan shall also detail a long term 
monitoring and maintenance plan as necessary.

4. No occupation of any part of the permitted development shall take place 
until a verification report demonstrating completion of works set out in the 
remediation strategy in (3). The long term monitoring and maintenance plan 
in (3) shall be updated and be implemented as approved.

 



Reason: To protect and prevent the pollution of controlled waters from potential 
pollutants associated with current and previous land uses in line with National 
Planning Policy Framework (NPPF), paragraphs 109, 120, 121 and 
Environment Agency Groundwater Protection: Principles and Practice (GP3).

22. 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 a remediation strategy detailing how this unsuspected 
contamination shall be dealt with and obtained written approval from the Local 
Planning Authority. The remediation strategy shall be implemented as 
approved.

Reason: To protect and prevent the pollution of controlled waters from potential 
pollutants associated with current and previous land uses in line with National 
Planning Policy Framework (NPPF), paragraphs 109, 120, 121 and 
Environment Agency Groundwater Protection: Principles and Practice (GP3).

 
23. Development shall not begin until a scheme for surface water disposal has been 

submitted to and approved in writing by the Local Planning Authority. Infiltration 
systems shall only be used where it can be demonstrated that they will not pose 
a risk to groundwater quality. The development shall be carried out in 
accordance with the approval details. Infiltration systems shall only be used 
where it can be demonstrated that they will not pose a risk to groundwater 
quality.

Reason: To protect and prevent the pollution of controlled waters from potential 
pollutants associated with current and previous land uses in line with National 
Planning Policy Framework (NPPF), paragraphs 109, 120, 121 and 
Environment Agency Groundwater Protection: Principles and Practice (GP3).

 
24. Piling or any other foundation designs and investigation boreholes using 

penetrative methods shall not be 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 groundwater. The development shall be carried out in accordance with 
the approved details.

Reason: To protect and prevent the pollution of controlled waters from potential 
pollutants associated with current and previous land uses in line with National 
Planning Policy Framework (NPPF), paragraphs 109, 120, 121 and 
Environment Agency Groundwater Protection: Principles and Practice (GP3).

Amended Recommendation

To authorise the Group Manager of Development Infrastructure to issue the grant of 
Outline planning PERMISSION subject to a satisfactory FRA being submitted to the 
Local Planning Authority (in consultation with the Environment Agency), planning 
conditions outlined in the committee report and the completion of an Agreement 
under Section 106 of the Town and Country Planning Act 1990 to secure 



highway/sustainable works to be undertaken by the applicant through a s38 or s278, 
a travel plan, new signage, a landscape management and maintenance plan, 
contributions towards traffic calming/management on Sandhills Close, contribution 
towards safety improvements/education to Millbrook Station  crossing and Marston 
Crossing, contribution to off-site tree planting and all other matters outlined in the 
revised Heads of Terms.

Item 7 (Pages 51-72) – CB/14/02084/OUT – Marston Park North, 
Marston Moretaine, Bedford.

Additional Consultation/Publicity Responses

None.

Neighbour response:

Additional comments from 24 Watson Way:

The application does not give sufficient information on Flood Management, or 
the implications that will have on Watson Way.

Both the IDB and EA were consulted as part of this application process, and no 
objections were received, or conditions suggested. Works have been undertaken on 
the wider site to accommodate the development of this area. It is considered that this 
development would be likely to generate less surface water run off than the 
previously consented B1 development. This is because part of the site would be 
residential, with the soft landscaping associated with housing, to create pockets of 
drainable surfaces. In addition part of the site would be used as playing field land, 
which would remain a porous surface. Calculations were undertaken on the likely 
hard surfaced area of the whole site as B1, and the proposed development and the 
findings were that a greater area would be porous under this proposal, and therefore 
less likely to cause flooding.

Footbridge Plan, will the bridge next to 24 Watson Way be removed and 
rebuilt?

The red line of the application site, does not include the area of land directly to the 
rear of Watson Way, and therefore no changes are proposed to this area, as part of 
this application. The land is not in the ownership of the applicant.

The use of the area of land to the rear of Watson Way being used as an 
informal footpath.

As stated previously, this area is not within the application site, however this 
proposed development does offer opportunity to have a route through from Gold 
Furlong though the proposed housing site, and link to the Country Park to the rear. A 
link arrow is shown on the indicative layout plan, it would be expected that a 



pedestrian link would be created, which would allow free access onto the site to the 
rear. 

Additional Comments

None.

Amended Condition:

Condition 1 - 
No development shall take place within each area approved as identified on 
plan OHB030-009 until approval of the details of the access, appearance, 
landscaping, layout and scale of the development within the area (herein 
called “the reserved matters”) has been obtained in writing from the Local 
Planning Authority. The development shall be carried out in accordance 
with the approved details.

Reason: To comply with Article 3 of the Town and Country Planning 
(General Development Procedure) Order 1995 (as amended).

Condition 2 -

Application for the approval of the reserved matters within areas A (residential); C 
(local centre) and D (school playing field) shall be made to the Local Planning 
Authority within three years from the date of this permission. Reserved matters 
applications for the remainder of the site (Area B – employment generating uses) 
shall be made within four years from the date of this permission. The development 
shall begin not later than two years from the final approval of the reserved matters 
or, if approved on different dates, the final approval of the last such matter to be 
approved.

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.

Condition 3 - 

No development shall commence within an Area as shown on plan OHB030-
009 before details of existing and proposed site and slab levels of the 
proposed buildings have been submitted to and approved in writing by the 
local planning authority.  Such details shall include sections through the 
relevant area and any adjoining properties or land. The development shall be 
carried out as approved.

Reason: To protect living conditions of neighbouring and proposed 
properties.

Condition 4 -



In conjunction with any reserved matters application incorporating public open 
space, strategic landscaping and amenity open space, details of the 
arrangements to be made for the future maintenance of such areas shall be 
submitted to and approved in writing by the local planning authority. The details 
thereby approved shall be implemented.

Reason:  To secure the ongoing provision of appropriate community facilities and 
open space.

Condition 6 - 

No works shall begin in any Area (as shown on plan OHB030-009) until details in 
relation to that area, have been submitted to and approved in writing by the 
Local Planning Authority, details to include.

i. A detailed scheme for  remedial  works  and  measures  to  be  taken to 
mitigate any risks to human health and the wider environment posed by any 
contaminants and/or gases identified by the phase 2 report previously under 
taken on the wider site.

ii. A remediation scheme shall be agreed in writing by the Local Planning 
Authority prior to the commencement of works.

iii. Any remediation scheme, as agreed in writing shall be fully implemented before 
the development hereby permitted is first occupied.

iv. All variations to any remediation scheme shall be agreed in writing with the 
Local Planning Authority.

v. On completion of the development, the developer shall provide written 
confirmation that any and all works have been completed in accordance with 
the agreed remediation scheme in the form of a validation report.

Reason: To protect human health and the environment.

Condition 12 -

No works shall start in any Area, as defined on Plan ref OHB030-009, until, an 
updated bird, badger, otter, and reptile survey(s) is carried out for that Area. 
A report confirming the results and implications of the assessment, including 
any revised mitigation measures for that Area, shall be submitted to and 
approved in writing by the Local Planning Authority before construction 
works commence on site. The mitigation measures shall be implemented in 
full within that Area in accordance with the agreed time scales.

Reason: To ensure the status of [protected species] on site has not changed 
since the last survey. (Policy 57, DSCB)



Condition 13 - 

This permission relates only to the principles established as shown on the 
submitted plan, number OHB030-002H, OHB030-009.

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

Additional Informative:

The wider site known as “Marston Park” is accompanied by an adopted Design 
Code, the design principles contained within this document should inform the detailed 
Reserved Matters applications.

Revised Section of Report:

Section 7 – S106 and Affordable Housing

7. S106 and affordable housing 

30% (15 units) of the dwellings on site would be affordable and they would be a 
mix of one, two and three bedroom units. Whilst lower than the Council’s policy 
suggests (17 units would be provided if 35% was proposed) than the provision 
should be, it is considered that 30% is in accordance with Policy 34 of the 
emerging Development Strategy, it is considered that 30% on site provision for 
Affordable Housing, in accordance with the emerging Development Strategy is a 
reasonable level of provision in this location.  The tenure mix as proposed is:

37% Shared Ownership
63% Affordable Rent

Contributions would be made to mitigate the impact of the development on 
existing local infrastructure in line with the Council’s Supplementary Planning 
Guidance. The financial contributions towards the following are currently 
proposed:

Education
Rights of Way
Waste
Leisure, Recreational Open Space 
Cemeteries
Community Facilities and Services

Discussions regarding Upper School Provision and Health Facilities remain on 
going.

0.3 Hectares of land, for the provision of a Lower School playing field, in a 
useable condition.

There is not currently a signed Section 106, and the final figures have not been 



agreed, however all contributions have been tested against CIL regulations. It is 
requested that should Members be minded to approve this application, that they 
delegate the final Section 106 negotiation to officers.

Item 8 (Pages 73-80) – CB/14/02713/FULL – Home Farm, 1 High 
Street, Wrestlingworth, Sandy.

Additional Consultation/Publicity Responses

One addition letter received making the following points:
 The farm address is incorrect in that it is not number 1 High Street
 Confirms support for the proposal, developer has made every effort to address 

points raised in the last application
 The site has been unused for some time and is falling into disrepair
 The development will enhance the village landscape and reflect working history 

of the site.

Additional Comments

None.

Additional/Amended Reasons

None.

Item 9 (Pages 81-92) – CB/14/02714/LB – Home Farm, 1 High Street, 
Wrestlingworth, Sandy.

Additional Consultation/Publicity Responses

One addition letter received making the following points:
 The farm address is incorrect in that it is not number 1 High Street
 Confirms support for the proposal, developer has made every effort to address 

points raised in the last application
 The site has been unused for some time and is falling into disrepair
 The development will enhance the village landscape and reflect working history 

of the site.

Additional Comments

None.

Additional/Amended Reasons



None.

Item 10 (Pages 93-104) – CB/14/02134/FULL – Land at Chapel Close, 
Clifton, Shefford.

Additional Consultation/Publicity Responses

A further objection has been received following the re-consultation period from a 
neighbour who lives adjacent to the site (No 5 Chapel Close). The principle concerns 
are the same as previously set out and relate to design, location and the need for the 
pumping station to have permanent features. Concern is also raised in relation to the 
requirement for further equipment and maintenance of the site. 

A further response has also been received from a neighbour who is intending to 
address the Committee. The response has been attached to this late sheet as 
Appendix 1, so that Members can refer to the photographs.  

Additional Comments

None.

Additional/Amended Conditions

It is proposed to amend Condition 1 so as to include the possibility of providing an 
inward opening gate. The condition would therefore read – 

Within three months of the date of this planning permission being issued the widened 
junction of the vehicular access with the highway shall be constructed in accordance 
with the approved details and any surplus lengths of the existing access within the 
frontage of the enclosure shall be closed and reinstated and the existing gate shall 
be removed and replaced with a sliding gate, or inward opening gate as shown on 
approved plan 14-02. 

Reason: In order to minimise danger, obstruction and inconvenience to users of the 
highway and the enclosure, in accordance with policy DM3 of the Core Strategy and 
Development Management Policies (2009).

Item 11 (Pages 105-112) – CB/14/3214/FULL – 62 Nottingham Close, 
Ampthill, Bedford.

Additional Consultation/Publicity Responses

None.

Additional Comments



None.

Additional/Amended Conditions

None.



APPENDIX 1 
(Relating to CB/14/02134/FULL – Land at Chapel Close, Clifton)

ITEM NO. 10 – DMC Meeting 24/9/14 - Application number: CB/14/02134/FULL
Illustrative Material for use by Emma Sewell (Objector – 3 Chapel Close)

1 Original street scene showing a high quality living environment with a block paved 
parking space and large open grassed area maintained for many years by residents. 
There was ample parking space to accommodate maintenance vehicles at all times 
so no fenced off area with a padlocked gate is needed. Anglian Water could instead 
bring temporary safety barriers with them to protect staff, equipment and the public 
as this is common practice for major utility companies when they have to carry out 
maintenance work. In addition, when the Chapel Lea development was in the 
planning stages, more could have been done to find a less prominent site for the 
pumping station e.g. behind the existing close boarded fence on land also owned by 
the developer. 

2 Street scene as it is now - damaged and changed in character from residential to 
light industrial, causing a significant loss of amenity space to Chapel Close residents 
(the majority of whom do not even need the pumping station to remove sewage from 
their properties) and thereby substantially reducing the quality of the living 
environment.  Part of the original block paved parking space has been dug up and 
enclosed by an overbearing wooden structure which is not in keeping with the other 
fences in the Close, which does nothing to mask the unsightly concrete interior and 
which reduces available parking spaces. This is not an efficient use of land and the 
enclosure is not appropriate in scale and design to its setting.



3 This 12m length of the enclosure is not going to be hedged.  The unsightly interior 
will still therefore be visible from the road.  A close boarded fence - placed around the 
entire perimeter of the enclosure (including the gate) - would be in keeping with the 
rest of the Close (if stained to the same colour) and would also serve to mask the 
concrete eyesore.  Furthermore, it would provide extra safety to the public without 
large gaps between rails.  The highway officer has confirmed that the fencing does 
not need to be post and rail given the width of the footpath. Stained close boarded 
fencing and hedges/vegetation are required to soften the visual impact of the 
enclosure.

              
4 The large aerial and floodlights are visible even in summer and the floodlights 
especially will be more visible when the leaves fall off the tree. The post could have 
been in black to be in keeping with the other lamp posts in the Close.  Emergency 
lighting will only be required on very rare occasions and so Anglian Water staff 
should bring suitable lighting equipment with them in the event that it is required, as 
they must frequently have to do at many other locations where there is no permanent 
installation. The proposed hedge will not mask this equipment in any way.  We have 
never seen an unsightly aerial like this placed in such a prominent position in a 
residential area.


