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Town and Country Planning Act 1990
Town and Country Planning (Development Management Procedure) (England)

Order 2015

NOTICE OF REFUSAL OF PLANNING PERMISSION

Application Number:
Application Site:

CB/22/02723/FULL
Land at and to the rear of 7 Shefford Road,

Meppershall, Shefford, SG17 5LJ

Proposed Development:

Demolition of no.7 Shefford Road and associated

outbuildings. Erection of 38 dwellings (including 30%
affordable housing) with access, parking, open space,
landscaping, drainage and associated infrastructure
and 5.no serviced self-build plots.

Statement required by the Town and Country Planning (Development Management
Procedure) (England) Order 2015 - Part 6, Article 35

The Council acted pro-actively through positive engagement with the applicant in an attempt to
narrow down the reasons for refusal but fundamental objections could not be overcome. The
applicant was invited to withdraw the application to seek pre-application advice prior to any
re-submission but did not agree to this. The Council has therefore acted pro-actively in line with
the requirements of the Framework (paragraph 38) and in accordance with the Town and
Country Planning (Development Management Procedure) (England) Order 2015.

Biodiversity Net Gain

This development is not subject to the statutory Biodiversity Gain Plan condition because it is
exempt under the statutory exemptions as set out in paragraph 17 of Schedule 7A of the Town
and Country Planning Act 1990 and the Biodiversity Gain Requirements (Exemptions)

Regulations 2024.

The Council as the Local Planning Authority hereby gives notice of its decision to REFUSE
PERMISSION for the development specified above and as shown on the submitted plans, for

the following reasons:



The proposed development lies beyond defined settlement envelopes in conflict with
Policy SP7 of the Central Bedfordshire Local Plan, forming development within the open
countryside that conflicts with the Development Strategy for the area and that would result
in harm to the character and appearance of the area, including the rural setting and the
intrinsic character and beauty of the countryside. The development would not respect,
retain and enhance the character and distinctiveness of the local landscape, and would
conflict with Policies SP7, HQ1, and EES5 of the Central Bedfordshire Local Plan, the
Central Bedfordshire Landscape Character Assessment, and paragraphs 135, 139 and
187b of the National Planning Policy Framework (2024).

In the absence of up to date reports presenting the findings of an Ecological Appraisal
(and if necessary further surveys and district licences), the application is accompanied
by insufficient information to demonstrate prior to determination whether any identified
impact on protected species or habitats can be adequately avoided, mitigated or
compensated, in conflict with Policies EE2 and EE3, of the Central Bedfordshire Local
Plan, and Section 15 of the National Planning Policy Framework.

The proposed development seeks to connect to a foul drainage network at a Water
Recycling Centre with insufficient capacity to accommodate the additional flows that
would be generated by the proposed development and insufficient information has been
provided to demonstrate that the infrastructure improvements necessary to provide
additional capacity would be completed prior to occupation of development or to
demonstrate an alternative foul drainage strategy could appropriately be achieved. As
such insufficient information has been provided to demonstrate the foul drainage strategy
for the site would not result in unacceptable impacts in relation to flooding, pollution or
water quality, in the context of Policy CC6, CC7 and CC8 of the Central Bedfordshire
Local Plan and paragraphs 187e and 198 the NPPF (2024).

In the absence of details of balcony screening at plots 1, 2, 17,18, 19, 22, 23, 24, 37,
38, 39, 40, 41 and 42, the submission has not demonstrated that future occupiers of the
proposed dwellings would benefit from acceptable levels of privacy, in conflict with Policy
HQ1 of the Central Bedfordshire Local Plan, the Central Bedfordshire Design Gude and
Paragraph 135f of the NPPF.

In the absence of a completed legal agreement securing financial contributions to offset
infrastructure impact, including education, early years, healthcare, community halls,
indoor sport, outdoor sport, allotments, cemetery plots, children's play, and waste, the
development would have an unmitigated and unacceptable impact on existing local
infrastructure. In addition the development would also fail to provide affordable housing,
custom build, Biodiversity Net Gains and appropriate arrangements for open space
provision as well as management and maintenance. The development would therefore
not amount to sustainable development and would be contrary to policies H1, H4, H6,
HQ1, HQ2, HQ3, HQ4, EE2, and EE13 of the Central Bedfordshire Local Plan (2021)
and the objectives of the National Planning Policy Framework (2024),

NOTES TO APPLICANT

1

This decision refers to plans and documents.

e Planning Statement prepared by Smith Jenkins Ltd, reference 785, June 2022

e Designand Access Statement prepared by Benchmark Architects, reference
RS20032



Plot Passports Design Codes for Self-Build Plots prepared by Benchmark Architects
reference RS20032

Transport Statement, prepared by Cotswold Transport Planning, reference
CTP-20-1275, June 2022

Transport Note

Flood Risk Assessment prepared by Cotswold Transport Planning, reference
CTP-20 1275, November 2024

Landscape Visual Impact Assessment prepared by EnPlan reference 05-1004, June
2022

Landscape Strategy Plan prepared by EnPlan, 05-1004-301 F

Landscape Strategy Plan prepared by EnPlan, 05-1004-302 E

Ecological Impact Assessment prepared by Ecology By Design, EBD01866
DEFRA 3.0 Biodiversity Metric prepared by Ecology By Design

Heritage Asset Impact Assessment prepared by KDK Archaeology Ltd, reference
617/MSR, November 2021

Tree Survey, Tree Report and Arboricultural Impact Assessment and Method
Statement

prepared by Macintyre Trees, reference 2158 _Fv3, June 2022
Sustainability Report prepared by Low Carbon Box, Reference 21155 Rev B, June
2022

Site Location Plan — 03-02-000

Existing Site Plan— 03-02-002

Demolition Plan — 03-02-003

Tree Retention Plan — 03-02-004

Proposed Site Plan—03-03-010 F

Proposed Site Roof Plan — 03-03-020 C

Proposed Tenure Plan — 03-03-030 C

Proposed House Type Plan—- 03-03-040 C

Proposed Parking + Refuse Site Plan - 03-03-050 C

Proposed Boundary Treatment Site Plan — 03-03-060 C

Type A - Ground Floor Plan — Affordable — 03-03-010 B

Type A - First Floor Plan — Affordable — 03-03-011 A

Type A - Roof Plan — Affordable — 03-03-012 A

Type B - Ground Floor Plan — 03-03-020 A

Type B - First Floor Plan — 03-03-021

Type B - Roof Plan — 03-03-022

Type C - Ground Floor Plan - 03-03-030 B

Type C - Roof Plan — 03-03-031 A

Type D - Ground Floor Plan— 03-03-040 B

Type D - First Floor Plan — 03-03-041 A

Type D - Roof Plan — 03-03-042 A

Type E - Ground Floor Plan — 03-03-050 C

Type E - First Floor Plan - 03-03-051 B

Type E - Roof Plan - 3B 6P — 03-03-052 B

Type F - Ground Floor Plan — 03-03-060 D

Type F - First Floor Plan — 03-03-061 B

Type F - Roof Plan — 03-03-062 B

Type G - Ground Floor Plan - 03-03-070 B

Type G - First Floor Plan — 03-03-071 A

Type G - Roof Plan — 03-03-072 A

Type H— Ground Floor Plan - 03-03-080 A

Type H — First Floor Plan — 03-03-081

Type H— Roof Plan — 03-03-082

Flat - Ground Floor Apartments Plan — Affordable 03-03-100 A

Flat - First Floor Apartments Plan — Affordable 03-03-101 A

Flat - Second Floor Apartments Plan — Affordable 03-03-102 A



Flat - Roof Plan — Affordable — 03-03-103 A

Type A — Section—03-04-010 A

Type B — Section — 03-04-020

Type C — Section—03-04-030 A

Type D — Section— 03-04-040 B

Type E — Section — 03-04-050 C

Type F — Section - 03-04-060 B

Type G — Section—-03-04-070 A

Type H— Section — 03-04-080

Section A-A — 03-04-090 A

Type A - Front Elevation — 03-05-010 A

Type A - Rear Elevation— 03-05-011 A

Type A - Side Elevations CD — 03-05-012 A

Type A - Side Elevations EF — 03-05-013 A

Type B — Front Elevation — 03-05-020 A

Type B — Rear Elevation— 03-05-021 A

Type B — Side Elevation— 03-05-022 A

Type C — Front & Rear Elevation — 03-05-030 A

Type C — Side Elevations — 03-05-031 A

Type D — Front Elevation — 03-05-040 B

Type D — Rear Elevation — 03-05-041 A

Type D — Side Elevations CD — 03-05-042 A

Type D — Side Elevations EF — 03-05-043 B

Type E — Front Elevation — 03-05-050 C

Type E — Front Elevation 2 — 03-05-051 D

Type E — Rear Elevations — 03-05-052 B

Type E — Rear Elevations 2 — 03-05-053 C

Type E — Side Elevations — 03-05-054 C

Type E — Side Elevations — 03-05-055 C

Type E — Side Elevations 3 — 03-05-056 D

Type F — Front & Rear Elevations — 03-05-060 C

Type F — Side Elevations — 03-05-061 C

Type G — Front Elevation — 03-05-070 C

Type G — Rear Elevation — 03-05-071 B

Type G —Side Elevations — 03-05-072 B

Type H — Front Elevation — 03-05-080

Type H — Rear Elevation — 03-05-081

Type H— Side Elevation — 03-05-082

Type H - Side Elevation — 03-05-083

Type H— Garage Elevation — 03-05-084

Refuse/Cycle Store Plan and Elevations — 03-05-300 B
Flat Front Elevation — 03-05-100 A

Flat Rear Elevation — 03-05-101 A

Flat Side Elevation — 03-05-102 A

Proposed Street Elevation A-A — 03-05-200 B
Proposed Street Elevation B-B — 03-05-210 B
Proposed Street Elevation C-C — 03-05-220

Proposed Street Elevation D-D — 03-05-230 B
Proposed Street Elevation E-E — 03-05-240 B
Proposed Street Elevation F-F — 03-05-250 A
Proposed Street Elevation G-G — 03-05-260 A

Swept Path Analysis Refuse Vehicle — CTP-20-1275 - SP07-A
Proposed Site Access Arrangements — CTP-20-1275 SK01-G
Junction Visibility Splay Arrangements — CTP-20-1275 SK04-B
Forward Visibility Assessment — CTP-20-1275 SK05-A
Swept Path Analysis 11.5 Refuse Vehicle — CTP-20-1275 SP10-A



e Swept Path Analysis Estate Car 1/2 — CTP-20-1275 SP11-A
e Swept Path Analysis Estate Car 2/2 CTP-20-1275 SP12-A

Andrew Davie

Andrew Davie MRTPI
Service Director Development & Economy

Date of Issue: 23 May 2025



TOWN AND COUNTRY PLANNING ACT 1990

NOTIFICATION TO BE SENT TO AN APPLICANT WHEN A LOCAL PLANNING
AUTHORITY REFUSE PLANNING PERMISSION OR GRANT IT SUBJECT TO
CONDITIONS

Appeals to the Secretary of State

If you are aggrieved by the decision of your local planning authority to refuse permission for
the proposed development or to grant it subject to conditions, then you can appeal to the
Secretary of State under section 78 of the Town and Country Planning Act 1990

If you want to appeal against your local planning authority’s decision then you must do so
within 6 months of the date of this notice

Appeals can be made online at: https://www.gov.uk/planning-inspectorate. If you are unable
to access the online appeal form, please contact the Planning Inspectorate to obtain a paper
copy of the appeal form on tel: 0303 444 5000

The Secretary of State can allow a longer period for giving notice of an appeal but will not
normally be prepared to use this power unless there are special circumstances which excuse
the delay in giving notice of appeal

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the local planning authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any
directions given under a development order

If you intend to submit an appeal that you would like examined by inquiry then you must notify
the Local Planning Authority and Planning Inspectorate
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the
appeal. Further details are on GOV.UK



TOWN AND COUNTRY PLANNING ACT 1990 APPEAL UNDER SECTION 78

Notification of intention to submit an appeal

Under the provisions of Recommendation 3 of the Rosewell Review into inquiry appeals, this
notification is to give the Local Planning Authority and Planning Inspectorate not less than 10 working

days’ notice of an intention to submit a planning appeal where the appellant will request the inquiry
procedure.

Complete the following:

The appeal will be against: Central Bedfordshire Council

(insert reason for appeal e.g. refusal, failure to decide or appealing against conditions)

Appellant(s) name:

Site Address: Land at and to the rear of 7 Shefford Road, Meppershall, Shefford, SG17 5LJ
Description of development: Demolition of no.7 Shefford Road and associated outbuildings.
Erection of 38 dwellings (including 30% affordable housing) with access, parking, open
space, landscaping, drainage and associated infrastructure and 5.no serviced self-build
plots.

Planning application number: CB/22/02723/FULL

Likely submission date of appeal:

Next steps:
1. Complete the above fields
2. Save this document

3. Attach to an email and send to the Local Planning Authority and also the Planning
Inspectorate (inquiryappeals @planninginspectorate.gov.uk)

4. Submit your appeal via the Appeals Casework Portal
(https://acp.planningins pectorate.gov.uk/) not less than 10 working days after sending
this notification.



