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Minutes of the meeting of the Planning and Highways Committee held on 7th September 2022 at 16.30hrs using www.zoom.us 

Present:	Cllrs Fred Wilson (Chair), Ken Pollard, Paul Mackin and Lisa Hayes.

Town Clerk:	F Fitch and C Quinlan (Admin Assistant)		

1. Apologies: received from Cllrs June Wischhusen and Roger Fowler.

2. Declarations of interest: none received.

3. Minutes
The minutes of the meeting of the Committee on 6th July 2022 were agreed as a true record and signed digitally by the Chair. The Zoom recording was agreed to be deleted.

4. Public Question Time: no questions received. 

5. Delegated Powers
It was reported that the resolutions made by Delegated Powers for planning applications received since the last meeting of the Committee held on 6th July 2022 were as follows: -
CB/TRE/22/003455
1 Penfold Close, Shefford, SG17 5DF
Proposal: Works to a tree protected by a Tree Preservation Order – reduce overall crown close to previous pruning points by approximately 2m to Ash Tree (T1) for general maintenance. Tree protected by TPO 3/1982 and listed as T1.

It was resolved by Delegated Powers to support this application. 

CB/22/02616/FULL
6 Viking Meadow, Shefford, SG17 5GR
Proposal: Erection of single storey side extension.

It was resolved by Delegated Powers to support this application with the comment that there was a concern for the loss of visibility for vehicular traffic.

CB/22/02535/FULL
5 Town Meadow Drive, Shefford, SG17 5EF
Proposal: Proposed rear extension and internal alteration.

It was resolved by Delegated Powers to support this application.

[bookmark: _Hlk109368711]CB/22/02352/OUT
Hill Farm, Hitchin Road, Shefford, SG17 5JF
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Proposal: Outline Application – Demolition of existing buildings and erection of up to 40 residential dwellings with associated access, parking, amenity space, landscaping and SUDs basin. All matters reserved except access.

[bookmark: _Hlk109368682]It was resolved by Delegated Powers to object to this application. Whilst Members conceded that the development in principle was well designed and attractive, the proposed location is unsuitable for building residential homes due to its proximity to Shefford Sports Club, in addition to the land being outside of the development area included in the Local Plan.

Central Bedfordshire Council has recognised that Shefford is very much lacking in sports provision (the nearest leisure centres being in Flitwick or Sandy, both between nine and ten miles drive away, with no access to either centre by public transport on a Sunday), therefore Shefford Sports Club, the main sporting venue in Shefford, is a very much used and valued facility in the town. With the nearest dwelling on the proposed development being only fifteen metres away from the sports pitches, the proposed development will almost certainly have an impact on the Club’s sporting fixtures due to noise nuisance (and Members cannot see that any measures would mitigate this noise nuisance), which will ultimately result in the viability of the Club being put into question. This must not be allowed to happen, especially as there are proposals on the table to increase the Club’s public sports provision, a provision that is much needed in the community. 

The town has seen intensive development of houses over the last five to ten years, however the infrastructure hasn’t grown at the same speed to support it. There are already around three hundred new houses being built in the town. This site is outside the Local Plan and its development would be unwelcome and inappropriate for the reasons described above. As there is no evidence of a need for additional housing, Members are firmly of the opinion that this planning application should be refused. 

CB/22/02625/FULL
Cliddesden, Bedford Road, Shefford, SG17 5NT
Proposal: Single storey rear infill extension, alterations to fenestration and rear dormer.

It was resolved by Delegated Powers to support this application.

CB/22/01104/FULL
14 Old Bridge Way, Shefford, SG17 5HQ
Proposal: Erection of storage building with covered link to existing building.

It was resolved by Delegated Powers to support this application.

CB/22/02703/FULL
89 Clifton Road, Shefford, SG17 5AG
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Proposal: Single storey extension to rear of property together with loft and garage conversion.

It was resolved by Delegated Powers to support this application; however, in light of recent fires in London, Member wish to express their grave concerns in ensuring that Officers at Central Bedfordshire Council are satisfied that in the event of a fire to the rear of the property there is adequate clearance for Fire Operatives to access the fire zone.

CB/22/02412/FULL
10 Squires Park, Shefford, SG17 5FP
Proposal: Conversion of existing car port to a garage and conversion of existing garage to habitable space. Erection of front porch.

It was resolved by Delegated Powers to support this application.

CB/22/02892/LB
6 North Bridge Street, Shefford, SG17 5DH
Proposal: Listed Building – install commercial flue and fan and its ducting with canopy in the rear extension. Internal alterations including widening doorways and removal and installation of internal stud and part of timber panel wall to make new opening and remove cover up existing ceiling of flat roof windows in the middle room.

[bookmark: _Hlk111652289]Firstly, Shefford Town Council would like to stress how important the building of 6 Northbridge Street is to the people of Shefford. It is protected by Grade II listing, falls within the town’s conservation area, and is one of the oldest buildings in our community, being first documented in 1499 and is the site of Shefford’s oldest inn. There is also a historic inscription on the internal wall on the first floor of the property (upstairs room which overhangs the pavement) that was discovered when the building underwent restoration in 1949. The inscription reads:
“God preserve our Royal King with health and peace 
Help thou his way to agree and at Thy call hereafter rest 
And let us pray to God alone, who reigneth in Heaven
And answer to his call, when our time comes.”
Shefford Town Council recognises that the building must not be left empty to decay through misuse and welcomes the application for 6 Northbridge Street to be once again a functioning building in Shefford and for the parts already in decay to be restored in keeping with the planning and heritage legislation. However, we are concerned that the applicant and their professional structural engineers have not fully realised the importance of the building, and are not experienced enough to offer advice and carry out alterations and restoration to this age and calibre of building, and its historical and cultural importance within the community.
There appears to be only minor differences between this application and the previous application submitted under CB/21/04521/FULL and CB/21/04522/LB – the main change councillors noted were the inclusion of an odour assessment report (which 
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unfortunately features a disclaimer that the report is not intended for, and should not be relied upon, by any third party) and the removal of the Planning Statement and Heritage Asset report, which misstated the structure as being built in 1919. 
It was resolved by Delegated Powers to object to this application as Shefford Town Council’s previous concerns on the application are still valid and have not been sufficiently resolved, and the following grounds are reasserted and built upon as follows: - 
The Noise and Odour report does not match the extraction unit detailed on the submitted plans, omitted the necessary report for a take-away operation in conjunction with the restaurant, which will be operating past 23:00hrs, and does not include customer activity in the car park during operational hours, nor the increased traffic movement patterns bringing disturbance to neighbours on both sides.
The application makes no mention of the archway leading to the car parking area to the rear of the property; this archway (including the gate) is included in the property’s curtilage for 6 Northbridge Street, Title Deed BD254741. The archway/gate is in a poor state of repair and needs urgent attention. This is also no mention of any agreement for the shared access to this car parking area.
The application does not show any plans for the first floor of the property. With the knowledge that the first floor has been used as staff accommodation (albeit this may be on a temporary basis due to the renovation work), and 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 access to the level and any residential arrangements including toilets and handwashing facilities. This is essential to safeguard and conserve the historical significance of this part of the building.
The plans have now specified the amount and placement of car parking spaces; however, the provision is not deemed sufficient for the sixty covers proposed in the plans, together with takeaway customers, which could potentially lead customers to hazardous parking along Northbridge Street.
The large extractor unit is now detailed as taller than in the original application; however, although the discharge stack sits behind and below the ridgeline of the property, it will still be visible via the accessway, and is still deemed out of character and unsuitable for a Grade II listed building and not acceptable in a Conservation Area. 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. 
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 
3253 09/22
properties. The council would like to emphasise Guy Quince’s comments and support him in his objections on the proposals. 
The change of use from Class A1 (Shops) / A3 (Food and Drink) to Class E (Sui generis) appears to be incorrectly claimed in CB/22/2891/FULL. It should be replaced with a change of use from Class A2 (Financial and Professional Services) to Class A3 (Food and Drink) / A5 (Hot Food Takeaway). The previous change of use application was withdrawn and we are not aware of any other use-change granted on this property since Barclays were occupying the building which functioned as a bank. Additionally, the proposed change of use is entirely inappropriate for a Grade II listed building of its character.
The density of seating issue has not been addressed as there are still sixty covers shown on the plans, which doesn’t allow for an appropriate space between tables for disabled access (including access to the toilets), fire risk precautions or safe dining. 
Also, it is questionable that the size of the proposed kitchen can cater for this number of covers, together with takeaway orders. The plans in the application make no reference to any ‘reception area’ for customers collecting takeaway orders or waiting for tables, which will further reduce the free space in the restaurant area.
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 work 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.

CB/22/02891/FULL
6 North Bridge Street, Shefford, SG17 5DH
Proposal: Change of use to Class E with ancillary takeaway (sui generis) Install commercial flue and fan and its ducting with canopy in the rear extension. External and internal alterations.

Resolved as above under application CB/22/02892/LB.

[bookmark: _Hlk111645443]CB/22/01172/FULL
Rosie Lyn House, 4 Heron Close, Shefford, SG17 5YU
Proposal: Erecting of Outbuilding

It was resolved by Delegated Powers to unanimously object to this application on the following grounds:
· Overdevelopment of the property land.
· The quality of the drawings is sub-standard and does not show the technical detail and specification expected with this application. 
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· The plans do not detail the toilet as chemical; therefore, the assumption is made that it is not a chemical toilet and will need to be plumbed into the drainage system, which has not been included in this application.
· The application specifies the structure is 0.4m from the boundary fence; however, the photograph appears to show the building as much closer, approximately 0.15m from the fence.
· There are coils of wires shown in the photos enclosed within the application, which indicate that there is electricity running adjacent/near to the swimming pool. There is no mention of any safeguards or protective measures regarding this matter in the application. Additionally, there is no mention of fire precautions for the boiler located in the structure.
· The plans do not show any hand washing facilities for the toilet, which would be expected for hygiene measures.
· The out-swinging door of the building appears to be approximately 1.2m away from the edge of the swimming pool, resulting in a major safety hazard to pool users.
· This is a retrospective application. It was also noted that the swimming pool has been in situ since at least 2006; however, no planning application for its construction can be found on Central Bedfordshire Council’s Planning Portal, and an assumption has been made that it wouldn’t have been included in the property’s initial construction. Therefore, Shefford Town Council question whether the construction of the swimming pool has received planning approval.

CB/22/01546/FULL
WM Morrisons Supermarkets Plc, St Francis Way, Shefford, SG17 5DZ
Proposal: Erection of 4 new refrigeration pack units. Demolition of existing refrigeration plant and fence. Installation of single fire exit gate.

It was resolved by Delegated Powers to support this application. Shefford Town Council appreciate the quality of documents submitted in the planning application.
6. Plans for Consideration

CB/22/02983/FULL 
Land to the rear of 8 Southbridge Street, Shefford
Proposal: Erection of detached dwelling with a detached double garage
It was resolved by Delegated Powers, passed by the Chair’s vote, to support the application; however, Members requested that the following comments be attached to the condition of approval being granted: -
The Noise Hazard Report submitted as part of the application clearly states there is no significant noise hazard from neighbouring premises as all the noise readings are very low. Therefore, no noise complaints regarding neighbouring premises, in particular St Michael’s Close play area and Morrisons Supermarket operations, should be accepted by Central Bedfordshire Council in the future from residents of this property, in perpetuity.  
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7. Highways Annual Plan 2022/23
A notice from Central Bedfordshire Council on the Highways Annual Plan for 2022/23, which includes the road improvements schemes across Central Bedfordshire, was received and noted.
Meeting closed 17:00hrs
