Item No. 14

APPLICATION NUMBER
LOCATION

PROPOSAL

PARISH

WARD

WARD COUNCILLORS
CASE OFFICER
DATE REGISTERED
EXPIRY DATE
APPLICANT
AGENT

REASON FOR
COMMITTEE TO
DETERMINE

RECOMMENDED
DECISION

Recommendation:

CB/15/02419/FULL

Land North of Flexmore Way, Station Road,
Langford

Residential development of 42 dwellings, vehicular
access, pedestrian and cycle links, public open
space, car parking, landscaping, drainage and
associated works.

Langford

Stotfold & Langford

ClIrs Dixon, Saunders & Saunders

Alex Harrison

07 July 2015

06 October 2015

David Wilson Homes (South Midlands)

Bidwells
Major development - contrary to Policy and Parish
Council objection

Full Application - Approval recommended subject
to completion of S106 Agreement

That Planning Permission be granted subject to the following conditions, and
agreement with the applicant over a timetable of delivery for the development which
will then be included within a completed S106 agreement along with financial
contributions and Affordable Housing.

RECOMMENDED CONDITIONS / REASONS

1 The development hereby permitted shall begin not later than three years
from the date of this permission.

Reason: To comply with Section 91 of the Town and Country Planning Act
1990 as amended by Section 51 of the Planning and Compulsory Purchase

Act 2004.

2 No construction of the development shall commence, notwithstanding
the details submitted with the application, until details of all external
materials to be used in the construction of the buildings hereby
approved have been submitted to and approved in writing by the Local

Planning Authority. The development shall

be carried out in

accordance with the approved details.

Reason: To control the appearance of the buildings in the interests of
the visual amenities of the locality in accordance with Policy DM3 of
the Core Strategy and Development Management Policies Document

(2009)



No development shall take place until details of the existing and final
ground and slab levels of the buildings hereby approved have been
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 an acceptable relationship results between the
new development and adjacent buildings and public areas accordance
with Policy DM3 of the Core Strategy and Development Management
Policies Document (2009)

No development shall commence until a scheme detailing the final
design, construction and associated management and maintenance for
the proposed surface water drainage system for the site, based on the
agreed Flood Risk Assessment (FRA), technical note (ref
E3420/TN1/tjw/25082015), correspondence with Anglian Water, and the
principles and techniques contained within the CBC Sustainable
Drainage Guidance; has been submitted to and approved in writing by
the Local Planning Authority. The scheme shall be implemented in
accordance with the approved details before the development is
completed and shall be managed and maintained thereafter in
accordance with the agreed management and maintenance plan.

Reason: Requied prior to the commencement of the development to
prevent the increased risk of flooding, to improve and protect water
quality, and improve habitat and amenity in accordance with Policy
DM3 of the Core Strategy and Development Management Policies
Document (2009)

Prior to the commencement of any construction works of the
development hereby approved a landscaping scheme, to include all
hard and soft landscaping and boundary treatments, shall be
submitted to and approved in writing by the Local Planning Authority.
The approved scheme shall be implemented by the end of the full
planting season immediately following completion and/or first use of
any building (a full planting season means the period from October to
March). The trees, shrubs and grass shall subsequently be maintained
for a period of five years from the date of planting and any which die or
are destroyed during this period shall be replaced during the next
planting season with others of a similar size and species.

Reason: To ensure an acceptable standard of landscaping in the
interests of visual amenity and biodiversity in accordance with Policy
DM3 of the Core Strategy and Development Management Policies
Document (2009)

Prior to the commencement of any construction works on the site a scheme
detailing on-site equipped play provision and details of the arrangements for
the future maintenance of the play equipment shall be submitted to and



approved in writing by the Local Planning Authority. The approved scheme
shall be implemented prior to the first occupation of any dwelling unless
otherwise agreed in writing with the Local Planning Authority.

Reason: To ensure satisfactory provision for play facilities to serve the
development in accordance with Policy DM3 of the Core Strategy and
Development Management Policies Document (2009).

Prior to the commencement of construction work hereby approved
details of any external lighting to be installed, including the design of
the lighting unit, any supporting structure and the extent of the area to
be illuminated, shall have been submitted to approved in writing by the
Local Planning Authority. The external lighting shall be installed in
accordance with the approved details.

Reason: To protect the visual amenity of the site and in the interests of
biodiversity in accordance with Policy DM3 of the Core Strategy and
Development Management Policies Document (2009).

No part of the development shall be occupied until a site wide travel plan has
been submitted to and approved in writing by the council, such a travel plan
to include details of:

e Baseline survey of site occupants in relation to these current/proposed
travel patterns;

e Predicted travel to and from the site and targets to reduce car use.

e Details of existing and proposed transport links, to include links to both
pedestrian, cycle and public transport networks.

e Proposals and measures to minimise private car use and facilitate
walking, cycling and use of public transport.

e Detailed ‘Action Plan’ to include specific timetabled measures designed
to promote travel choice and who will be responsible

¢ Plans for monitoring and review, annually for a period of 5 years.

e Details of provision of cycle parking in accordance with Central
Bedfordshire Council guidelines.

e Details of marketing and pubilicity for sustainable modes of transport to
include site specific welcome packs. Welcome pack to include:

a) site specific travel and transport information,
b) details of sustainable incentives (e.g. travel vouchers)

c) maps showing the location of shops, recreational facilities, employment
and educational facilities

d) details of relevant pedestrian, cycle and public transport routes to/ from
and within the site.

e) copies of relevant bus and rail timetables together with discount
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vouchers for public transport and cycle purchase.
f) details of the appointment of a travel plan co-ordinator.

No part of the development shall be occupied prior to implementation of
those parts identified in the travel plan [or implementation of those parts
identified in the travel plan as capable of being implemented prior to
occupation]. Those parts of the approved travel plan that are identified
therein as being capable of implementation after occupation shall be
implemented in accordance with the timetable contained therein and shall
continue to be implemented as long as any part of the development is
occupied.

Reason: To promote sustainable modes of travel and to reduce the potential
traffic impact of the development on the local highway network in
accordance with Policy DM3.

No development shall take place until a Construction Traffic
Management Plan (CTMP) has been submitted to and approved in
writing by the Local Planning Authority. The CTMP shall include
proposals for construction traffic routes, the scheduling and timing of
movements, any traffic control, signage within the highway inclusive of
temporary warning signs, together with on-site parking and turning of
delivery vehicles and wheel wash facilities. The CTMP shall be
implemented in accordance with the approved details for the duration
of the construction period.

Reason: Details are required prior to work commencing on site in order
to minimise danger, obstruction and inconvenience to users of the
highway and the site.

Notwithstanding the provisions of the Town and Country Planning General
Permitted Development Order 2015, or any amendments thereto, the garage
accommodation on the site shall not be used for any purpose, other than as
garage accommodation, unless permission has been granted by the Local
Planning Authority on an application made for that purpose.

Reason: To retain off-street parking provision and thereby minimise the
potential for on-street parking which could adversely affect the convenience
of road users.

No development shall take place until a written scheme of
archaeological investigation has been submitted to and
approved in writing by the Local Planning Authority. The
written scheme shall include details of the following
components:

e A method statement for the investigation of any
archaeological remains present at the site;

e A outline strategy for post-excavation assessment,
analysis and publication;



¢ A programme of community engagement

The said development shall only be implemented in full
accordance with the approved archaeological scheme and this
condition shall only be fully discharged when the following
components have been completed to the satisfaction of the
Local Planning Authority:

e The completion of the archaeological investigation,
which shall be monitored by the Local Planning
Authority;

e The submission within six months of the completion of
the archaeological investigation (unless otherwise
agreed in advance in writing by the Local Planning
Authority) of a Post Excavation Assessment and an
Updated Project Design, which shall be approved in
writing by the Local Planning Authority.

e The completion within two years of the approval of the
Updated Project Design (unless otherwise agreed in
advance in writing by the Planning Authority) of the post-
excavation analysis as specified in the approved
Updated Project Design; preparation of site archive
ready for deposition at a store approved by the Local
Planning Authority, completion of an archive report, and
submission of a publication report;

e The completion of the approved programme of
community engagement.

Reason: (1)In accordance with paragraph 141 of the NPPF; to
record and advance the understanding of the significance of
the heritage assets with archaeological interest which will be
unavoidably affected as a consequence of the development
and to make the record of this work publicly available.

(2) This condition is pre-commencement as a failure to secure
appropriate archaeological investigation in advance of development
would be contrary to paragraph 141 of the National Planning Policy
Framework (NPPF)

No building/dwelling shall be occupied until the developer has formally
submitted in writing to the Local Planning Authority details that the approved
scheme has been checked by them and that the entire surface water
drainage system has been correctly and fully installed as per the approved
scheme.

Reason: To ensure that the entire system will be operationally ready at all
times and functions within the performance requirements; that the operation
of the system is safe, environmentally acceptable, and economically
efficient; that as far as possible the failure of one section of a drainage
system will not adversely affect the performance of the other parts.

No development shall begin until details of the junction between the



14

15

16

17

proposed estate road and the highway have been approved by the Local
Planning Authority and no building shall be occupied until that junction has
been constructed in accordance with the approved details.

Reason: In order to minimise danger, obstruction and inconvenience to
users of the highway and of the proposed estate road.

No dwelling shall be occupied until visibility splays have been provided on
each side of the junction of the access road with the public highway. The
minimum dimensions to provide the required splay lines shall be 2.4m
measured along the centre line of the proposed access road from its junction
with the channel of the public highway and 43m measured from the centre
line of the proposed access road along the line of the channel of the public
highway. The vision splays required shall be provided and defined on the
site by or on behalf of the developers and be kept free of any obstruction.

Reason: To provide adequate visibility between the existing highway and
the proposed access and to make the access safe and convenient for the
traffic that is likely to use it.

No development shall begin until the detailed plans and sections of the
proposed access 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
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.

Before the new access is first brought into use, any existing access within
the frontage of the land to be developed, not incorporated in the access
hereby approved shall be closed in a manner to the Local Planning
Authority's written approval.

Reason: In the interest of road safety and to reduce the number of points at
which traffic will enter and leave the public highway.

No works to the construction of the dwellings hereby approved shall take
place until details have been submitted to and approved in writing by the
Local Planning Authority of proposals to integrate a minimum total of 10
integral bat and bird boxes into the elevations of the buildings hereby
approved and construction of the dwellings shall be carried out in
accordance with the approved details.

Reason: To ensure the development provides an enhancement and net gain
to biodiversity in the interests of the policies within the National Planning
Policy Framework.
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The development hereby permitted shall not be carried out except in
complete accordance with the details shown on the submitted plans,
numbered S247_ 110, S100_131, S247_ 211, S3694/01, S247 100 C,
S100_130 B, S247_200 C, S247_210 C, S247_101 C, GL0409 01B, BWB2
2--5, P382-EB5, P341-WD5 sheet 1, P341- WD5 sheet 2, H336--5 sheet 1,
H336--5 sheet 2, DWB4 6--5 sheet 1, DWB4 6--5 sheet 2, H421--5 sheet 1,
H421--5 sheet 2, H485--5 sheet 1, H485--5 sheet 2, H469--X5 sheet 1,
H469--X5 (2013) sdheet2, H536--Y5 sheet 1, H536--Y5 sheet 2, H597--5
sheet 1, H597--5 sheet 2, SH11, SH11 PLANNING GF PLAN, SH11
PLANNING FF PLAN, SH27--X5, SH39--X5, XSG1F, LDG1A, XDG2S,
XTG2S, Landscape and Visual Impact Assessment ref BIR.4840 REv A
dated Nov 2015, Tree constraints plan D14-3125, Hydrock Desk Study and
Ground Investigation ref R/14689/001 Sept 2014, Transport Statement June
2015 E3315-langford-ajr-tsreport-0615 rev3, Utilities Report E3315-SRL-njb-
utilities rev1l May 2015, Travel Plan E3315-langford-ajr-travelplan-0615 rev3,
Flood Risk Assessment E3315-SRL-mijl-frareport-rev2, Geophysical Survey
Report ref J7239 Aug 2014, Heritage Statement May 2015, Archaeological
Evaluation ref 2015/74 Version 1.0, Sustainability Statement Issue 04 Sept
2015, Techical Note 1_Langford Suds 25082015.

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

INFORMATIVE NOTES TO APPLICANT

1.

Statement required by the Town and Country Planning (Development Management

The Council acted pro-actively through positive engagement with the applicant during the
determination process which led to improvements to the scheme. 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

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.

In accordance with Article 35 (1) of the Town and Country Planning
(Development Management Procedure) (England) Order 2015, the reason
for any condition above relates to the Policies as referred to in the Core
Strategy and Development Management Policies Document (2009)

The Committee encourages the applicant to discuss a masterplan for the
‘green triangle’ area if they are intending to propose further development.

Procedure) (England) Order 2015 - Part 5, Article 35

Planning (Development Management Procedure) (England) Order 2015.



NOTES

(1) In advance of the consideration of the application the Committee received
representations made under the Public Participation Scheme.



