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Minutes of the meeting of the Planning and Highways Committee held on 1st March 2023 at 16.00hrs using www.zoom.us 

Present:	Cllrs Fred Wilson (Chair), Roger Fowler, Ken Pollard, June Wischhusen, and Paul Mackin.

	One member of the public.

Town Clerk:	C Quinlan (Admin Assistant)

1. Apologies: received from Cllr Lisa Hayes, and F Fitch.

2. Declarations of interest: none declared.

3. Minutes
The minutes of the meeting of the Committee on 1st February 2023 were agreed as a true record and signed digitally by the Chair. The Zoom recording was agreed to be deleted.

4. Public Question Time: A member of the public made representation on applications CB/23/00032/FULL and CB/23/00033/LB.

5. Delegated Powers
It was reported that the resolution made by Delegated Powers for planning application CB/22/04738/FULL (14 Old Bridge Way, Shefford, SG17 5HQ) was as follows: 

It was resolved by Delegated Powers to support this application.

6. Plans for Consideration
CB/23/00044/VOC 
2 Kingsmede, Shefford, SG17 5DA
Proposal: Variation of condition number 4 of planning permission CB/22/03697/FULL: Single storey side extension to create annexe. New proposal to extend the approved extension 1m further on the back.

Given that the full planning application has previously been approved by Central Bedfordshire Council, it was resolved by Delegated Powers to support this Variation of Conditions application as the proposed incremental change will cause minimal visual impact.

CB/23/00339/FULL
1 Palmer Close, Shefford, SG17 5EE
Proposal: 2m high fence to the front/side of property (Retrospective).
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It was resolved by Delegated Powers to object to this application and concur with Central Bedfordshire Council’s comments: “The development does not result in high quality design and due to massing, scale and appearance detrimentally impacts upon the visual amenity of the site and surrounding street scene, out of character with the wider surrounding area. As such, the proposal does not conform with policy HQ1 of the Central Bedfordshire Local Plan 2021, Section 12 of the NPPF or the Central Bedfordshire Design Guide.”

CB/TCA/23/00057 
Ivel House, 8 Southbridge Street, Shefford, SG17 5DB
Proposal: Works to trees within a Conservation Area - Willow Trees T1, T2 and T3 to be re-pollarded to previous points.

It was resolved by Delegated Powers to support this application.

CB/23/00253/FULL
12 Pomona Way, Shefford, SG17 5FX
Proposal: Construction of garden cabin 4m x 3m to be used as a hairdressing salon.

It was resolved by Delegated Powers to object to this application on the grounds of impact on the immediate amenity, together with the lack of parking: The parking issue will be a detriment to the amenity of the area as it is likely to require two additional parking places – one for the salon’s current client and another for the upcoming appointment. The site layout shows the current available parking as extremely limited. 

CB/22/04789/FULL
W M Morrisons Supermarkets Plc, St Francis Way, Shefford, SG17 5DZ
Proposal: Retrospective overcladding installation of existing roof cladding.

It was resolved by Delegated Powers to support this application.

CB/23/00434/FULL
1 Saxon Field, Shefford, SG17 5GN
Proposal: Single storey side and rear extension

It was resolved by Delegated Powers to support this application.

CB/22/04970/FULL
Rosie Lyn House, 4 Heron Close, Shefford, SG17 5YU
Proposal: Proposed first floor rear extension

It was resolved by Delegated Powers to object to this application on the grounds of further overdevelopment of the site, with insufficient parking for the increase to additional rooms, which will overlook the adjacent properties and negatively impact views and privacy. In addition, this will be the first two-
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storey rear extension on the housing estate, which will undoubtably set a future precedent. 

CB/22/03825/FULL
The Railway Steamer, Clifton Road, Shefford, SG17 5AH 
Proposal: Demolition of existing building. Erection of single storey retail unit with parking to the front.

It was resolved by Delegated Powers to support this application with the comment that although the heavy goods vehicles no longer have to reverse into Clifton Road, the location of parking bays 6 to 11 result in the carpark being cramped and overcrowded, and parking bays 1-5, 6, 7, & 8 are completely blocked in when heavy good vehicles are unloading. A proposed solution to this issue would be to remove parking space 10 from the middle row of bays to allow for easier and less inhibited access.

CB/23/00032/FULL
Ground Floor of 6 North Bridge Street, Shefford, SG17 5DH
Proposal: Change of use as a class E (a & b) Restaurant. Install commercial flue and fan and its ducting with canopy to the rear. External window and door alterations.

It was resolved by Delegated Powers to object to this application as Shefford Town Council’s previous concerns have not been sufficiently rectified and thus would like to reassert the following objections: 

The Noise and Odour report doesn’t match the extraction unit detailed on the submitted plans, and wasn’t the necessary report for a take-away operation in conjunction with a restaurant that might be operating past 11pm, nor does it take into account the car park during operational hours. 

The documents included in the application are subpar, inadequate and amateur – not of suitable quality for a planning application. There is not enough technical detail included and there is a clear lack of professional expertise regarding the building and its historical and cultural importance within the community. 

There has been no mention of plans for the inscribed mural on the first floor (if indeed it is still intact after the unauthorised works previously conducted), the archway located next to the building or the area above the archway. If changes to the building are going to be carried out, the works done must ensure that the building, and the mural especially, maintain their historical significance. The land registry title deed and plan of the property has been obtained and clearly shows that the archway leading to the car park is included in the property’s curtilage. Although it may not be included in the tenancy or lease agreement between the owner and the proprietor, it is still considered part of the building. The archway/gate is in a poor state of repair and needs urgent 
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attention. This is also no mention of any agreement for the shared access to this car parking area, and the increased traffic movement patterns bringing disturbance to neighbours on both sides. The application does not show any plans for the first floor of the property. With the need to preserve the historic inscription on the internal wall, full details and plans for the proposed use and development of this part of the property must be included in the application, including all facilities such as toilets, washing facilities and access. 

The density of seating issue has not been addressed as there are still sixty covers shown on the plans. There is a high density of seating in the restaurant: sixty covers were counted, which doesn’t allow for an appropriate space between tables for disabled access (including access to the toilets), fire risk precautions or safe dining, even excluding any COVID-19 regulations. The plans have now specified the amount and placement of car parking spaces; however, the provision is not sufficient for the sixty covers proposed in the plans, which could potentially lead customers to hazardous parking along Northbridge Street.  The Design and Access statement refers to ‘ample car parking’ to the rear of property. It is unclear what area of the car park is assigned to the property (there is a large hedge in the centre part of the car parking area), or exactly how many car parking spaces will be allocated to customer parking; will these spaces match the customer seating in the restaurant? Also, it is questionable that the size of the proposed kitchen can cater for this number of covers, together with takeaway orders. 

The large extractor unit and discharge stack is still deemed out of character and unsuitable for a Grade 2 listed building. The problems created by the extraction unit would negatively impact the nearby residents and businesses. Additionally, the extraction flue will be located in a hollow roof, meaning that a bat survey will have to be conducted if it is open-aired, before any additions can be installed to the building. The large extractor unit, around half a metre in diameter, will create a noise nuisance, discharge extreme and obnoxious fumes (especially being so close to residential properties) and the stack will be clearly visible from Northbridge Street, which is not acceptable in a Conservation Area. 

As mentioned in Guy Quince’s report, it was questioned “the suitability of the proposed development at this location”, implying an inappropriateness of a high-output food establishment in such close proximity to neighbouring properties. The council would like to emphasise Guy Quince’s comments and support him in preventing any further work on the building. The original objections submitted still stand and supplement his report. 

The noise from the restaurant, the car park and the extraction unit would be disruptive, especially until 11pm, and there are residents whose properties directly border the car park. Additionally, on page twelve of the application form, the hours of opening are marked negative; this may be an error but the 
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hours of opening are essentially to assess the impact on nearby businesses and residents. 

The application does not give any detail to the treatment of the front windows. These windows are showing signs of decay and need refurbishment/replacement. All works needs to be in line with the building’s Listed status and location in a Conservation Area, which we assume will be to exactly match the original construction.

A member of the public made representation and conveyed their thoughts on the application: the proposed works would be detrimental to the building, particularly a building of such historical significance to the town and community. Additionally, the neighbouring residents and businesses weren’t informed of the new planning application submitted and were only made aware through Shefford Town Council’s social media.

CB/23/00033/LB 
Ground Floor of 6 North Bridge Street, Shefford, SG17 5DH 
Proposal: Listed Building: Change of use as a class E (a & b) Restaurant. Install commercial flue and fan and its ducting with canopy to the rear. External window and door alterations. Internal alterations.

Please see resolution above.

CB/23/00481/FULL
5 Newton Grove, Shefford, SG17 5ZT
Proposal: Single storey rear/side extension

It was resolved by Delegated Powers to support this application.

7. Street Trading Consent Application
Notice of a street trading consent application for Old Bridge Way 

It was resolved by Delegated Powers to support this application with the condition that no gas canisters are to be placed in the road during trading.

Meeting closed 16:56hrs
