
  

 

Date: 10th November 2025 
  

To: Members of the Planning Committee 
  

Cllrs: M Herber (Chair), E Billington, E Cooper, Y Farrell, D Jones, C Slough, D Taylor 

 

(Copies to other Councillors for information) 
  

Notice of Meeting  
  

You are hereby summoned to a Meeting of the Planning Committee to be held at the Council Offices, 

Peel Street on Monday 17th November 2025 at 7.00pm.  

 

Members of the public who wish to attend the meeting may do so in person or remotely through the 

meeting link below.  

 

To attend remotely through Teams please follow this link: MEETING LINK 

 
  

 
THIS MEETING MAY BE RECORDED1 

Clare Evans  

Town Clerk   

 

  

Agenda 
  

1. APOLOGIES AND SUBSTITUTIONS 

  

2. QUESTIONS FROM THE PUBLIC 
  

 In accordance with approved Standing Orders 1(e)-1(l) Members of the public may make 

representations, ask questions and give evidence at a meeting which they are entitled to attend in 

respect of the business on the agenda.  
 

The total period of time designated for public participation at a meeting shall not exceed 15 

minutes and an individual member of the public shall not speak for more than 3 minutes unless 

directed by the chairman of the meeting. 

 
1 This meeting may be filmed by the Council for subsequent broadcast online and can be viewed at 

http://www.houghtonregis.org.uk/minutes 
 

Phones and other equipment may be used to film, audio record, tweet or blog from this meeting by an 

individual Council member or a member of the public. No part of the meeting room is exempt from 

public filming unless the meeting resolves to go into exempt session.  

 

The use of images or recordings arising from this is not under the Council’s control. 

 

HOUGHTON REGIS TOWN COUNCIL 
Peel Street, Houghton Regis, Bedfordshire, LU5 5EY 

 

        Town Mayor:  Cllr M Herber       Tel:   01582 708540 

        Town Clerk:    Clare Evans                    e-mail: info@houghtonregis-tc.gov.uk  
 

https://teams.microsoft.com/meet/31317656155026?p=L2TC10Vz0kOPOJWCwz
http://www.houghtonregis.org.uk/minutes
mailto:info@houghtonregis-tc.gov.uk
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3. SPECIFIC DECLARATIONS OF INTEREST & REQUESTS FOR DISPENSATIONS 
  

 Under the Localism Act 2011 (sections 26-37 and Schedule 4) and in accordance with the 

Council’s Code of Conduct, Members are required to declare any interests which are not currently 

entered in the member’s register of interests or if he/she has not notified the Monitoring Officer of 

any such interest. 
 

Members are invited to submit any requests for Dispensations for consideration. 

  

4. MINUTES 

  

 To approve the Minutes of the meeting held on the 27th October 2025.  

  

 Recommendation: To approve the Minutes of the meeting held on 27th October 2025 and 

for these to be signed by the Chairman. 

  

5. PLANNING MATTERS 

  

 (a)  To consider the following applications: 

  

 CB/25/03320/RM (click for 
more details) 
 

Reserved Matters following Outline Application (CB/12/03613/OUT) 

for up to 5,150 dwellings (Use Class C3); up to 202,500 sqm gross of 

additional development in Use Classes: A1, A2, A3 (retail), A4 

(public house), A5 (take away); B1, B2, B8 (offices, industrial and 

storage and distribution); C1 (hotel), C2 (care home), D1 and D2 

(community and leisure); car showroom; data centre; petrol filling 

station; car parking; primary substation; energy centre. Approval of 

all reserved matters for 58 dwellings. 

Phase 4, Parcel 1, Houghton Regis North 1, Sundon Road, Houghton 

Regis, LU5 5GX 

   

 CB/25/03400/RM (click for 
more details) 
 

Reserved Matters: following Outline application CB/12/03613/OUT 

(Outline planning permission with the details of access, appearance, 

landscaping, layout and scale reserved for later determination. 

Development to comprise: up to 5,150 dwellings (Use Class C3); up 

to 202,500 sqm gross of additional development in Use Classes: A1, 

A2, A3 (retail), A4 (public house), A5 (take away); B1, B2, B8 

(offices, industrial and storage and distribution); C1 (hotel), C2 (care 

home), D1 and D2 (community and leisure); car showroom; data 

centre; petrol filling station; car parking; primary substation; energy 

centre; and for the laying out of the buildings; routes and open spaces 

within the development; and all associated works and operations 

including but not limited to: demolition; earthworks; engineering 

operations. All development, works and operations to be in 

accordance with the Development Parameters Schedule and Plans.). 

Approval of Access, Appearance, Landscaping, Layout and Scale for 

259 dwellings and associated works. 

Houghton Regis North Site 1, Land on the northern edge of 

Houghton Regis 

   

https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643411
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643411
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643487
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643487
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 CB/25/03234/RM (click for 
more details) 
 

Reserved Matters: following Outline Application CB/12/03613/OUT 

(Outline planning permission with the details of access, appearance, 

landscaping, layout and scale reserved for later determination. 

Development to comprise: up to 5,150 dwellings (Use Class C3); up 

to 202,500 sqm gross of additional development in Use Classes: A1, 

A2, A3 (retail), A4 (public house), A5 (take away); B1, B2, B8 

(offices, industrial and storage and distribution); C1 (hotel), C2 (care 

home), D1 and D2 (community and leisure); car showroom; data 

centre; petrol filling station; car parking; primary substation; energy 

centre; and for the laying out of the buildings; routes and open spaces 

within the development; and all associated works and operations 

including but not limited to: demolition; earthworks; engineering 

operations. All development, works and operations to be in 

accordance with the Development Parameters Schedule and Plans.) 

Approval of access, appearance, landscaping, layout, scale for 236 

dwellings and associated works 

Parcels 7 & 8 in Area 4 at Linmere, Houghton Regis North, 

Dunstable 

   

 CB/25/03319/RM (click for 
more details) 
 

Reserved Matters: following Outline Application CB/12/03613/OUT 

(Outline planning permission with the details of access, appearance, 

landscaping, layout and scale reserved for later determination. 

Development to comprise: up to 5,150 dwellings (Use Class C3); up 

to 202,500 sqm gross of additional development in Use Classes: A1, 

A2, A3 (retail), A4 (public house), A5 (take away); B1, B2, B8 

(offices, industrial and storage and distribution); C1 (hotel), C2 (care 

home), D1 and D2 (community and leisure); car showroom; data 

centre; petrol filling station; car parking; primary substation; energy 

centre; and for the laying out of the buildings; routes and open spaces 

within the development; and all associated works and operations 

including but not limited to: demolition; earthworks; engineering 

operations. All development, works and operations to be in 

accordance with the Development Parameters Schedule and Plans.) 

Approval of access, appearance, landscaping, layout and scale for 107 

dwellings at Phase 4, Parcel 6. 

Phase 4, Parcel 6, Houghton Regis North 1, Sundon Road, Houghton 

Regis, LU5 5GX 

   

 CB/25/03311/RM (click for 
more details) 
 

Reserved Matter: following Outline Application CB/12/03613/OUT 

(Outline planning permission with the details of access, appearance, 

landscaping, layout and scale reserved for later determination. 

Development to comprise: up to 5,150 dwellings (Use Class C3); up 

to 202,500 sqm gross of additional development in Use Classes: A1, 

A2, A3 (retail), A4 (public house), A5 (take away); B1, B2, B8 

(offices, industrial and storage and distribution); C1 (hotel), C2 (care 

home), D1 and D2 (community and leisure); car showroom; data 

centre; petrol filling station; car parking; primary substation; energy 

centre; and for the laying out of the buildings; routes and open spaces 

within the development; and all associated works and operations 

including but not limited to: demolition; earthworks; engineering 

operations. All development, works and operations to be in 

accordance with the Development Parameters Schedule and Plans.) 

https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643325
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643325
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643410
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643410
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643402
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643402
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Reserved matters for Access, Appearance, Landscaping, Layout and 

Scale on an 80 bedroom residential care home (C2 use) and 26 

assisted living units (C2 use) with associated access and landscaping 

Houghton Regis north site 1, Land on the Northern Edge of 

Houghton Regis 

   

 For noting  

   

 CB/25/03289/DOC (click for 
more details) 
 

Discharge of Conditions 8, 24, 26, 29, 32, 33 & 35 against planning 

permission (CB/12/03613/OUT) (Outline planning permission with 

the details of access, appearance, landscaping, layout and scale 

reserved for later determination. Development to comprise: up to 

5,150 dwellings (Use Class C3); up to 202,500 sqm gross of 

additional development in Use Classes: A1, A2, A3 (retail), A4 

(public house), A5 (take away); B1, B2, B8 (offices, industrial and 

storage and distribution); C1 (hotel), C2 (care home), D1 and D2 

(community and leisure); car showroom; data centre; petrol filling 

station; car parking; primary substation; energy centre; and for the 

laying out of the buildings; routes and open spaces within the 

development; and all associated works and operations including but 

not limited to: demolition; earthworks; engineering operations. All 

development, works and operations to be in accordance with the 

Development Parameters Schedule and Plans). Please see supporting 

Covering Letter for details 

Phase 4, Parcel 6, Houghton Regis North 1, Sundon Road, Houghton 

Regis, LU5 5GX 

   

 CB/25/03288/DOC (click for 
more details) 
 

Discharge of Conditions 8, 24, 26, 29, 32, 33 & 35 against planning 

permission CB/12/03613/OUT (Outline planning permission with the 

details of access, appearance, landscaping, layout and scale reserved 

for later determination. Development to comprise: up to 5,150 

dwellings (Use Class C3); up to 202,500 sqm gross of additional 

development in Use Classes: A1, A2, A3 (retail), A4 (public house), 

A5 (take away); B1, B2, B8 (offices, industrial and storage and 

distribution); C1 (hotel), C2 (care home), D1 and D2 (community and 

leisure); car showroom; data centre; petrol filling station; car parking; 

primary substation; energy centre; and for the laying out of the 

buildings; routes and open spaces within the development; and all 

associated works and operations including but not limited to: 

demolition; earthworks; engineering operations. All development, 

works and operations to be in accordance with the Development 

Parameters Schedule and Plans.) 

Phase 4, Parcel 1, Houghton Regis North 1, Sundon Road, Houghton 

Regis, LU5 5GX 

   

 CB/25/03232/GPDE (click for 
more details) 
 

Prior Notification of Householder Extension: Single storey rear 

extension with a flat roof, 4m beyond the rear wall of the original 

dwelling, maximum height of 3.25m & 3m to the eaves 

12 Drury Lane, Houghton Regis, Dunstable, LU5 5ED 

   

  

https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643380
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643380
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643379
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643379
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643323
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643323
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 CB/25/03382/DOC (click for 
more details) 
 

Discharge of Condition 20 against planning permission ref. 

CB/12/03613/OUT (Outline planning permission with the details of 

access, appearance, landscaping, layout and scale reserved for later 

determination. Development to comprise: up to 5,150 dwellings (Use 

Class C3); up to 202,500 sqm gross of additional development in Use 

Classes: A1, A2, A3 (retail), A4 (public house), A5 (take away); B1, 

B2, B8 (offices, industrial and storage and distribution); C1 (hotel), 

C2 (care home), D1 and D2 (community and leisure); car showroom; 

data centre; petrol filling station; car parking; primary substation; 

energy centre; and for the laying out of the buildings; routes and open 

spaces within the development; and all associated works and 

operations including but not limited to: demolition; earthworks; 

engineering operations. All development, works and operations to be 

in accordance with the Development Parameters Schedule and Plans) 

Phase 4, Parcel 6, Houghton Regis North 1, Sundon Road, Houghton 

Regis, LU5 5GX 

   

 CB/25/03380/DOC (click for 
more details) 

 

Discharge of Condition 20 against planning permission ref. 

CB/12/03613/OUT (Outline planning permission with the details of 

access, appearance, landscaping, layout and scale reserved for later 

determination. Development to comprise: up to 5,150 dwellings (Use 

Class C3); up to 202,500 sqm gross of additional development in Use 

Classes: A1, A2, A3 (retail), A4 (public house), A5 (take away); B1, 

B2, B8 (offices, industrial and storage and distribution); C1 (hotel), 

C2 (care home), D1 and D2 (community and leisure); car showroom; 

data centre; petrol filling station; car parking; primary substation; 

energy centre; and for the laying out of the buildings; routes and open 

spaces within the development; and all associated works and 

operations including but not limited to: demolition; earthworks; 

engineering operations. All development, works and operations to be 

in accordance with the Development Parameters Schedule and Plans.) 

Phase 4, Parcel 1, Houghton Regis North1, Sundon Road, Houghton 

Regis, LU5 5GX 

   

 CB/25/03101/GPDE (click for 
more details) 

 

Prior Notification of Householder Extension: Single storey rear 

extension, 4.90m beyond the rear wall of the original dwelling, 

maximum height of 3.m & 2.7m to the eaves 

19 Manor Park, Houghton Regis, Dunstable, LU5 5BU 

   

 CB/25/03432/DOC (click for 
more details) 

 

Discharge of Conditions 3, 5 and 11 against planning permission ref. 

CB/24/00059/FULL (Proposed demolition of existing buildings and 

redevelopment to provide new employment floorspace for a flexible 

range of uses (within Classes E(g)(iii), B2 and/or B8) with ancillary 

offices, together with the rationalisation of accesses and provision of 

yard area, parking, landscaping, and all other associated works.) 

Unit 1, Humphrys Road, Dunstable, LU5 4TP 

   

 (b)  Decision Notices 

  

 Permissions/Approvals/Consents: 

 None at time of going to print. 

   

https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643469
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643469
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643467
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643467
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643191
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643191
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643519
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643519


                                                                                    
__________________________________________________________________________ 

6 

Planning Committee  17th November 2025  

 Refusals: 

 None at time of going to print. 

   

 Withdrawals: 

 None at time of going to print. 

  

6. PLANNING APPLICATIONS – DELEGATED AUTHORITY 

  

 The following planning applications have been received for consultation and fall within delegated 

authority. They are recommended for approval: 

  

 CB/25/02868/LDCP (click for 
more details) 
 

Lawful Development Certificate Proposed: Creation of a garden 

room cabin at the back of the garden 

19 Box Crescent, Houghton Regis, Dunstable, LU5 7AD 

   

  

 o-o-o-o-o-o-o-o-o-o-o-o-o-o-o-o-o-o-o-o-o 

 

https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=642958
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=642958


 

HOUGHTON REGIS TOWN COUNCIL 

Planning Committee 

Minutes of the meeting held on 

27th October 2025 at 7.00pm 

 

 Present: 

 

 

 

 

 

 

 

 

 

 

 

Apologies: 

Councillors: 

 

 

 

 

 

 

Officers: 

 

 

Public: 

 

Councillors: 

M Herber 

E Cooper 

Y Farrell 

D Jones  

C Slough 

D Taylor 

 

Louise Senior 

Amanda Samuels 

 

17 (16 virtual) 

 

E Billington 

Chairman 

  

 

 

 

 

 

Head of Democratic Services  

Administration Officer 

 

 

 

 

  

13390 APOLOGIES AND SUBSTITUTIONS  

  

 Apologies were received from Cllr Billington.   

  

13391 QUESTIONS FROM THE PUBLIC 

  

 None. 

  

13392 SPECIFIC DECLARATIONS OF INTEREST 

  

 None. 

  

13393 MINUTES 

  

 To approve the Minutes of the meeting held on the 6th October 2025. 

  

 Resolved: To approve the Minutes of the meeting held on 6th October 2025 

and for these to be signed by the Chairman. 

  

13394 PLANNING MATTERS 

  

 (a) Members were advised that there were no planning applications which 

required the consideration of the Planning Committee at this meeting. 

  

  

 Noted: 

  

 CB/25/03219/DOC 

(click for more 

details) 

Discharge of Condition 12 against planning permission ref. 

CB/24/01505/RM: following Outline Application 

CB/12/03613/OUT(Outline planning permission with the details 

of access, appearance, landscaping, layout and scale reserved for  

later determination. Development to comprise: up to 5,150  

7 / 13

https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643310
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643310
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643310
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  dwellings (Use Class C3); up to 202,500 sqm gross of additional 

development in Use Classes: A1, A2, A3 (retail), A4 (public 

house), A5 (take away); B1, B2, B8 (offices, industrial and 

storage and distribution); C1 (hotel), C2 (care home), D1 and D2 

(community and leisure); car showroom; data centre; petrol 

filling station; car parking; primary substation; energy centre; and 

for the laying out of the buildings; routes and open spaces within 

the development; and all associated works and operations 

including but not limited to: demolition; earthworks; engineering 

operations. All development, works and operations to be in 

accordance with the Development Parameters Schedule and 

Plans.). Reserved matters for access, appearance, landscaping, 

layout and scale for 189 dwellings at Parcel 5 pursuant to outline 

permission CB/12/03613/OUT and details to satisfy conditions; 8 

(Surface Water Drainage), 25 (Construction Management Plan), 

26 (Landscape Management Plan), 29 (Foul Drainage), 32 

(Noise) and 33 (Noise)'. 

Land to the North and East of Houghton Regis, Sundon Road, 

Houghton Regis (Linmere Parcel 5) 

   

 CB/25/03220/DOC 

(click for more 

details) 

Discharge of Condition 17 against planning permission ref. 

CB/24/01505/RM: Reserved Matters: following Outline 

Application CB/12/03613/OUT(Outline planning permission 

with the details of access, appearance, landscaping, layout and 

scale reserved for later determination. Development to comprise: 

up to 5,150 dwellings (Use Class C3); up to 202,500 sqm gross 

of additional development in Use Classes: A1, A2, A3 (retail), 

A4 (public house), A5 (take away); B1, B2, B8 (offices, 

industrial and storage and distribution); C1 (hotel), C2 (care 

home), D1 and D2 (community and leisure); car showroom; data 

centre; petrol filling station; car parking; primary substation; 

energy centre; and for the laying out of the buildings; routes and 

open spaces within the development; and all associated works 

and operations including but not limited to: demolition; 

earthworks; engineering operations. All development, works and 

operations to be in accordance with the Development Parameters 

Schedule and Plans.). Reserved matters for access, appearance, 

landscaping, layout and scale for 189 dwellings at Parcel 5 

pursuant to outline permission CB/12/03613/OUT and details to 

satisfy conditions; 8 (Surface Water Drainage), 25 (Construction 

Management Plan), 26 (Landscape Management Plan), 29 (Foul 

Drainage), 32 (Noise) and 33 (Noise)'. 

Land to the North and East of Houghton Regis, Sundon Road, 

Houghton Regis (Linmere parcel 5) 

   

  

 Permissions / Approvals / Consents 

  

 CB/25/01963/FULL 

(click for more 

details) 

Erection of single storey timber frame rear extension to create a 

storage area and a covered sitting area, with new door, and steel 

corrugated roofing 

8 / 13

https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643311
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643311
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=643311
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=642052
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=642052
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=642052
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 Refusals: 

   

 CB/25/02016/FULL 

(click for more 

details) 

Subdivision of the dwelling house into two self-contained units, 

single storey rear extension, ground floor replacement side 

extension, 4 roof lights to front, front porch, hip to gable, first 

floor side / rear extension, erection of rear dormer and associated 

external alterations. 

   

 None received.  

   

 Withdrawals:  

   

 None received.  

   

13395 PLANNING APPLICATIONS – DELEGATED AUTHORITY 

  

 Members were advised that there were no planning applications which had been 

determined using delegated authority to report at this meeting. 

  

13396 CB/25/01901/FULL – NOTIFICATION OF AMENDMENTS 

  

 Members were advised that amendments had been received in relation to planning 

application CB/25/01901/FULL for the proposed development at Houghton Regis. 

Members were provided with a comparison table highlighting the amended documents: 

  

 Members were reminded that Houghton Regis Town Council objected to this 

application when it was submitted in July – minute number 13272 on the grounds of: 

  

 Conflict with Adopted Plans 

The site is not designated for employment use in the Central Bedfordshire Council 

Local Plan, Houghton Regis Neighbourhood Plan or the Houghton Regis North 

Framework Plan. The proposal is therefore contrary to planning policy, particularly 

Policy BE1, which restricts employment development to defined zones such as Thorn 

Turn and Junction 11a. Approval would set a precedent that undermines these plans. 

  

 Residential Amenity and Quality of Life 

The proposed development would result in significant harm to nearby residential 

properties, including those on Cresswell Edge, Seaton Crescent, and Alnwick Grove. It 

was noted that the units would be positioned very much closer to residential properties 

than those at the Thorn Road location at the western edge of Bidwell West, which had 

caused considerable disgruntlement, and that they would be built to approximately the 

same height, making them much more overbearing. Concerns raised include increased 

levels of noise, light pollution, visual intrusion, and a loss of 

 privacy. Several residents, including those working from home or with specific health 

or educational needs in the household, expressed that the impact of this development 

would be considerable and disruptive. 

  

9 / 13

https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=642105
https://plantech.centralbedfordshire.gov.uk/PLANTECH/DCWebPages/acolnetcgi.gov?ACTION=UNWRAP&RIPNAME=Root.PgeResultDetail&TheSystemkey=642105
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 Traffic and Highway Safety 

The scheme proposes 233 car parking spaces, additional motorcycle and HGV parking, 

and could generate upwards of 700 vehicle movements. Bedford Road already 

accommodates multiple access points and is not suited to a further increase in volume, 

particularly involving HGVs. Residents highlighted the dangers posed to children 

walking to school and to the wider pedestrian and cycling community. 

  

 Ecological and Environmental Impact 

The site currently functions as a green buffer and supports a range of local wildlife. 

Concerns were raised about the loss of habitat and the undermining of wildlife 

corridors created during the construction of the A5. One resident has been monitoring 

the site since 2017 and believes the ecological report provided with the application 

does not reflect the full picture. 

  

 Public Right of Way 

The proposal includes the diversion of a Public Right of Way through an industrial 

estate, which contradicts Policy GSR5. This change would significantly diminish the 

amenity of the route and deter pedestrian use. 

  

 Lack of Demonstrable Employment Need 

It was noted that the Baytree development in Dunstable has already met and exceeded 

employment land provision targets. In addition, there are vacant industrial units within 

the surrounding area, calling into question the need for further development of this 

nature. 

  

 Impact on Property and Future Investment 

Residents expressed concern about the impact on property values, future mortgage 

viability, and the effect of the development on the perception of the area. One resident, 

having moved from Borehamwood, stated they were explicitly told the land would 

remain as green open space at the time of purchase. 

  

 Community Sentiment and Engagement 

Over 1,000 signatures have been collected via a petition opposing the application. 

Residents feel the application has not been transparent, with certain roads such as 

Alnwick Grove omitted from the plans. Many feel misled and strongly oppose the 

introduction of industrial use within what was marketed as a family-oriented 

development. 

  

 Public Transport and Accessibility 

Public transport links in this part of Houghton Regis are minimal, raising further 

concerns around the sustainability of the proposed development and the increased 

reliance on car and HGV travel. 

  

 General Overdevelopment and Unsuitable Use 

Residents and community representatives stressed that this proposal represents 

overdevelopment and would fundamentally change the character of this part of 

 Bidwell West. It was emphasised that the site was always intended to function as a 

green buffer between residential properties and the major road infrastructure to the 

west and north of the site. 
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 Members maintained their objection on all the grounds previously cited.  Members also 

noted that the proposal to move the junction further south would bring it into conflict 

with the haul road through Linmere, when it opened, and would make the turn even 

tighter than before for lorries entering and exiting the site.   

Members stressed the importance of the objections raised in an Internal Consultation 

Memo by Highways.  The memo raised several concerns and stated that relocating the 

junction further to the south made ‘no significant change’ and that proposed access 

arrangements were neither ‘safe nor practicable’. 

  

 Members restated the point that residents had previously been advised the land formed 

a buffer zone, and that it had been designated a green open space under the Houghton 

Regis North Framework Plan.  Moving the warehouses slightly further back did not 

address the fundamental issue of overdevelopment, nor the impact on residents. 

The single petition submitted against this application did not reflect the fact that over 

one thousand residents had objected to this development. 

  

 The Planning Committee were made aware of a technical issue preventing virtual 

attendees from joining the meeting.  Once the issue was resolved, Members 

summarised their discussion and invited comments from the public. 

  

 Members of the public joining the meeting raised the following points:   

• Objections were not simply a matter of layout but the inappropriate nature of 

five substantially sized warehouses, with resulting traffic, being situated in 

close proximity to a residential community.   

• To approve the application would be in contradiction of the promises made to 

residents and would set a dangerous precedent.   

• Public safety and the right of way were both a source of concern   

• Any development of the land should be for the provision of promised facilities 

for residents.  

• A traffic survey recently conducted on this road took place while road works 

were in operation; therefore, the accuracy of data gathered was questionable.  

Members of the public expressed the wish to see better management of residential and 

commercial interaction, especially for a site not previously earmarked for development. 

Under Section 38 of the Planning and Compulsory Purchase Act 2004, applications 

were required to be in accordance with the Development Plan, which included the 

Central Bedfordshire Local Plan.  In addition, the Houghton Regis North Framework 

Plan was one of several major documents supporting the Local Plan; it designated the 

site as a green buffer zone between housing and the new A5.  It was therefore 

considered that the application would not fit within this framework. 
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 Further issues highlighted were: 

• The proposed relocation of the entrance would place it in close proximity to 

new housing being built and would subject the area to HGVs generating fumes, 

noise and increased traffic flow. 

• The proposals would not uphold the requirement for a 10% statutory on-site 

gain in biodiversity without offsetting elsewhere.   

• Sustainable drainage - enhancement to green routes was not included in the 

proposal. 

• The application did not represent a high-quality development to support ‘strong, 

vibrant and healthy communities, beautiful and safe places with accessible 

services and open spaces that reflect current and future needs and support 

communities’ health, social and cultural wellbeing.’   

It was felt that the applicant was ignoring the concerns of the residents, and it was 

hoped that CBC would be confident in ensuring full compliance with the Local Plan. 

To ensure that members of the public were fully informed of the earlier discussion, 

Members of the Planning Committee reiterated their grounds for objection.  The 

Planning Committee stated that the submitted amendments did not overcome identified 

policy conflict or the likely detrimental impact on the community.   

  

 Resolved: That Houghton Regis Town Council maintains its objection 

to Planning Application CB/25/01901/FULL, on the same 

grounds as previously recorded, as the submitted 

amendments do not overcome the identified policy conflicts 

or the likely detrimental impact on the local community. 

  

13397 PUBLIC NOTICE - NO WAITING ON REDHOUSE COURT AT ANY TIME 

  

 Members were presented with a public notice, and road plan, concerning the proposed 

extension of waiting restrictions under Traffic Regulation Order TRO-042 affecting 

Redhouse Court and Clarkes Way in Houghton Regis. The proposal sought to 

introduce "No Waiting at Any Time" restrictions to address indiscriminate parking and 

prevent the obstruction of junctions by parked vehicles. 

  

 Specific locations to be restricted: 

 

• Clarkes Way (north-west side): approximately 10 metres from junction with 

Redhouse Court extending south-westerly 

• Clarkes Way (south side): approximately 10 metres from junction with 

Redhouse Court extending westerly 

• Redhouse Court (east side): approximately 14 metres from the junction centre 

extending south-easterly 

 

The proposal was intended to improve traffic flow and pedestrian safety by ensuring 

junctions remain clear and unobstructed. 

 

Members were unanimous in support of the proposed waiting restrictions. 
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 Resolved: To submit comments to Central Bedfordshire Council in 

support of the proposed extension of waiting restrictions 

under Traffic Regulation Order TRO-042 for Redhouse 

Court and Clarkes Way, Houghton Regis. 

  

  

 The Chairman declared the meeting closed at 7.35pm 

  

 Dated this 17th day of November 2025 

  

  

  

 Chairman 

 

13 / 13


