
Item No. 7  

APPLICATION NUMBER CB/15/03706/OUT
LOCATION Land off Bedford Road and rear of Duck End 

Close, Houghton Conquest, Bedford, MK45 3NP
PROPOSAL Outline: The erection of up to 52 dwellings with all 

matters reserved except for access 
PARISH  Houghton Conquest
WARD Houghton Conquest & Haynes
WARD COUNCILLORS Cllr Mrs Barker
CASE OFFICER  Alex Harrison
DATE REGISTERED  29 September 2015
EXPIRY DATE  29 December 2015
APPLICANT   Templeview Developments Ltd
AGENT  DLP Planning Ltd
REASON FOR 
COMMITTEE TO 
DETERMINE

Called in by Cllr Barker
 Outside Settlement Envelope
 Settlements would be merged and too close 

to Wixams.
 Access is not safe proposing only one way in 

and out to Bedford Road. 
 Layout too cramped and loss of green space 

and does not interlink. 
RECOMMENDED
DECISION Outline Application - approval recommended

Recommendation:

That Planning Permission be granted subject to the completion of a S106 agreement 
to include a clause requiring compliance with an agreed timetable for the delivery of 
housing to fulfil the 5 year supply.  The timetable is to be agreed up front and if an 
acceptable timetable cannot be agreed then planning permission should be refused 
and the decision delegated to the Development Infrastructure Group Manager and 
the following:

RECOMMENDED CONDITIONS / REASONS

1 Application for approval of the reserved matters shall be made to the local 
planning authority not later than three years from the date of this permission.

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.

2 Details of the layout, scale, appearance and landscaping, including boundary 
treatments (hereinafter called "the reserved matters") shall be submitted to 
and approved in writing by the Local Planning Authority before any 
development begins and the development shall be carried out as approved. 



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

3 The development hereby permitted shall begin not later than two years from 
the date of approval of the last of the reserved matters 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.

4 No development shall take place until an Environmental Construction 
Management Plan detailing access arrangements for construction 
vehicles, on-site parking, loading and unloading areas, materials 
storage areas and wheel cleaning arrangements shall be submitted to 
and approved in writing by the Local Planning Authority. The 
construction of the development shall be carried out in accordance 
with the approved Environmental Construction Management Plan. 

Reason: In the interest of highway safety, to ensure a satisfactory 
standard of construction and layout for the development and to comply 
with Policy DM3 of the Core Strategy and Development Management 
Policies 2009. 

5 Any application for reserved matters shall include details of the existing and 
final ground, ridge and slab levels of the buildings. The details shall include 
sections through both the site and the adjoining properties and the proposal 
shall be developed in accordance with the approved details.

Reason: To ensure that an acceptable relationship results between the new 
development and adjacent buildings and public areas in accordance with 
policy DM3 of the Core Strategy and Development Management Policies 
(2009). 

6 No development shall take place until details of hard and soft 
landscaping (including details of boundary treatments and public 
amenity open space, Local Equipped Areas of Play and Local Areas of 
Play) together with a timetable for its implementation have been 
submitted to and approved in writing by the Local Planning Authority. 
The development shall be carried out as approved and in accordance 
with the approved timetable.

The soft landscaping scheme, with particular emphasis on the tree 
planting on the site boundaries, shall include planting plans; written 
specifications (including cultivation and other operations associated 
with plant and grass establishment); schedules of plans, noting 
species, plant sizes at the time of their planting, and proposed 
numbers/densities where appropriate; and details of a scheme of 
management / maintenance of the soft landscaping areas.  The soft 



landscaping areas shall be managed thereafter in accordance with the 
approved management/maintenance details.

The scheme shall also include an up to date survey of all existing trees 
and hedgerows on and adjacent to the land, with details of any to be 
retained (which shall include details of species and canopy spread).  
Notwithstanding the details submitted with the application hereby 
approved the measures for their protection during the course of 
development should also be included.  Such agreed measures shall be 
implemented in accordance with a timetable to be agreed as part of the 
landscaping scheme. 

Reason: To ensure that the appearance of the development would be 
acceptable in accordance with Policy DM3 of the Core Strategy and 
Development Management Policies 2009

7 No development shall take place until a detailed surface water drainage 
scheme and associated construction and management/maintenance 
plans for the site, based on the principles within the agreed ‘Drainage 
Strategy, BE1665-3T/DS’ and ‘Flood Risk Assessment, BE1665-3T/FRA 
and a detailed and site specific assessment of the hydrogeological 
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 final 
details before the development is completed, and shall be managed 
and maintained thereafter in accordance with the agreed management 
and maintenance plan.

To prevent the increased risk of flooding, and ensure future 
maintenance of the surface water drainage system, in accordance with 
Policy 49 of Development Strategy for Central Bedfordshire Revise Pre-
Submission Version June 2014.

8 No development shall take place until a Landscape Maintenance and 
Management Plan for a period of ten years from the date of its delivery 
in accordance with Condition 6 has been submitted to and approved in 
writing by the Local Planning Authority. The scheme shall include 
details of the management body, who will be responsible for delivering 
the approved landscape maintenance and management plan. The 
landscaping shall be maintained and managed in accordance with the 
approved plan following its delivery in accordance with Condition 6.

Reason: To ensure that the appearance of the site would be acceptable 
in accordance with Policy DM3 of the Core Strategy and Development 
Management Policies 2009

9 No development shall take place until a foul water strategy has been 
submitted to and approved in writing by the Local Planning Authority. 
Unless otherwise agreed in writing the works shall be carried out in 



accordance with the approved details prior to the occupation of any 
dwelling subsequently approved.

Reason: To prevent the increased risk of flooding, to improve and 
protect water quality, and improve habitat and amenity in accordance 
with policy DM2 of the Core Strategy and Development Management 
Policies 2009. 

10 The details required by Condition 2 of this permission shall include a 
scheme of measures to mitigate the impacts of climate change and 
deliver sustainable and resource efficient development including 
opportunities to meet higher water efficiency standards and building 
design, layout and orientation, natural features and landscaping to 
maximise natural ventilation, cooling and solar gain.  The scheme shall 
then be carried out in full in accordance with the approved scheme.

Reason: To ensure the development is resilient and adaptable to the 
impacts arising from climate change in accordance with the NPPF.

11 No development relating to the construction of the dwellings pursuant to this 
permission shall take place until details have been submitted to and 
approved in writing by the Local Planning Authority of a scheme of noise 
mitigation that demonstrates how acceptable amenity levels will be 
maintained for existing residents as a result of the development hereby 
approved. The works shall be carried out in accordance with the approved 
details and shall be in place prior to the occupation of the dwelling to which 
each works relate. 

Reason: To ensure suitable levels of amenity are provided for residents in 
accordance with policy DM3 of the Core Strategy and Development 
Management Policies 2009. 

12 No development shall take place unless and until the following have 
been submitted to and approved in writing by the Local Planning 
Authority: 
 A Phase 1 Desk Study incorporating a site walkover, site history, 

maps and all further features of industry best practice relating to 
potential contamination.

 Where shown to be necessary by the Phase 1 Desk Study, a Phase 
2 Site Investigation report further documenting the ground 
conditions of the site with regard to potential contamination, 
incorporating appropriate soils and gas sampling. 

 Where shown to be necessary by the Phase 2 Desk Study, a Phase 
3 detailed scheme for remedial works and measures to be taken to 
mitigate any risks to human health, groundwater and the wider 
environment.

Any works which form part of the Phase 3 scheme approved by the 
Local Planning Authority shall be completed in full before the use 
hereby permitted commences. The effectiveness of any scheme shall 



be demonstrated to the Local Planning Authority by means of a 
validation report (to incorporate photographs, material transport 
tickets and validation sampling), unless an alternative period is 
approved in writing by the Authority. Any such validation should 
include responses to any unexpected contamination discovered during 
works.

The British Standard for Topsoil, BS 3882:2007, specifies requirements 
for topsoils that are moved or traded and should be adhered to.

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, unless an Agency condition 
already forms part of this permission. 

Reason: The details are required prior to commencement to protect 
human health and the environment in accordance with policy DM3 of 
the Core Strategy and Development Management Policies (2009). 

13 No development shall take place until details of the junction between 
the proposed access road and the highway including the provision of 
traffic calming features on Bedford Road have been approved by the 
Local Planning Authority and no building shall be occupied until the 
junction has been constructed in accordance with the approved details 
and the traffic calming features have been installed.

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

14 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.

15 No development shall take place until the detailed plans and sections 
of the proposed access road, including gradients and method of 
surface water disposal have been approved in writing 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.

16 The development hereby permitted shall not be carried out except in 
complete accordance with the details shown on the submitted plans, number 
1665-PL01.

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

INFORMATIVE 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. The applicant is advised that in order to comply with this permission it will be 
necessary for the developer of the site to enter into an agreement with 
Central Bedfordshire Council as Highway Authority under Section 278 of the 
Highways Act 1980 to ensure the satisfactory completion of the access and 
associated road improvements.  Further details can be obtained from the 
Development Control Group, Development Management Division,  Central 
Bedfordshire Council, Priory House, Monks Walk, Chicksands, Shefford 
SG17 5TQ. 

3. The applicant is advised that the requirements of the New Roads and Street 
Works Act 1991 will apply to any works undertaken within the limits of the 
existing public highway.  Further details can be obtained from the Traffic 
Management Group Highways and Transport Division, Central Bedfordshire 
Council, Priory House, Monks Walk, Chicksands, Shefford, SG17 5TQ

4. The applicant is advised that as a result of the development, new highway 
street lighting will be required and the applicant must contact the 
Development Control Group, Development Management Division, Central 
Bedfordshire Council, Priory House, Monks Walk, Chicksands, Shefford 
SG17 5TQ for details of the works involved, the cost of which shall be borne 
by the developer.  No development shall commence until the works have 
been approved in writing and the applicant has entered into a separate legal 
agreement covering this point with the Highway Authority. 

5. The applicant is advised that no highway surface water drainage system 
designed as part of a new development, will be allowed to enter any existing 
highway surface water drainage system without the applicant providing 
evidence that the existing system has sufficient capacity to account for any 



highway run off generated by that development.  Existing highway surface 
water drainage systems may be improved at the developer’s expense to 
account for extra surface water generated.  Any improvements must be 
approved by the Development Control Group, Development Management 
Division, Central Bedfordshire Council, Priory House, Monks Walk, 
Chicksands, Shefford SG17 5TQ.  

6. The applicant is advised that if it is the intention to request Central 
Bedfordshire Council as Local Highway Authority, to adopt the proposed 
highways as maintainable at the public expense then details of the 
specification, layout and alignment, width and levels of the said highways 
together with all the necessary highway and drainage arrangements, 
including run off calculations shall be submitted to the Development Control 
Group, Development Management Division, Central Bedfordshire Council, 
Priory House, Monks Walk, Chicksands, Shefford SG17 5TQ .  No 
development shall commence until the details have been approved in writing 
and an Agreement made under Section 38 of the Highways Act 1980 is in 
place. 

7. All roads to be constructed within the site shall be designed in accordance 
with Central Bedfordshire Council’s publication “Design in Central 
Bedfordshire A Guide to Development” and the Department for Transport’s 
“Manual for Streets”, or any amendment thereto.

Statement required by the Town and Country Planning (Development 
Management Procedure) (England) Order 2015 - Part 5, Article 35

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) Order 2015.

[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 / publicity responses as detailed in the Late Sheet from 
the following:

a. The Tree Officer asking for detailed landscape plans.
b. The Internal Drainage Board requesting additional conditions
c. A letter from 7 Duck End Close asking for a fence
d. Additional comments were received for the following:

i. Paragraph 1.6 of the report had a typographical error which should 
read 15% instead of 5% in the second to last sentence.

ii. Clarification of the recommendation to members
iii. S106 Heads of Terms



Additional / Amended conditions / reasons
1. Condition 2 is amended as above
2. Condition 6 was expanded as above
3. Condtion 8 was amended to refer to Condition 6 instead of Condition 7
4. Condition 10 was replaced.]


