To Andrew Cundy – Principal Planning Officer, Central Bedfordshire Council

I wish to submit my OBJECTION to the proposed development on Land East of Coneygate, Meppershall planning application number CB/25/03804/OUT. 

My reasons are as follows: - 

· The site has not been included in the adopted CBC Local Plan and therefore we consider that to grant such an application, undermines the principle of having an adopted Local Plan in place.
· CBC are developing a new Local Plan which will define new updated housing needs and where they can be sustainably located. This planning application is premature and should be refused as the Council are processing the Stage 2 Assessment including this site. To consider a proposal of this size and in open countryside undermines the principles and process of a plan led development strategy
· The proposed development is outside of Meppershall’s settlement envelope and therefore Is contrary to the adopted Local Plan Policy SP7 Windfall Development and Settlement Envelopes.
· Impact and harm to rural character of the village, hilltop location, view of the village: This site is at one of the highest points of the village and development would be an intrusion into the open countryside and have a detrimental impact on the landscape character of the village.  As the proposed site extends urban development beyond the settlement boundary into the open countryside landscape setting the development is contrary to Local Plan Policy EE5 – Landscape Character and Value.
· Back-Land Development: The application proposals conflict with the adopted Local Plan Policy HQ8.
· The land proposed for the development is Best and Most Versatile land Grade 2, which is offered protection within NPPF2024.  
· The proposed sustainable drainage system (SUDS) which seeks to manage stormwater by mimicking natural drainage will not cope, as all the land slopes down into a corner and the volume of a sustained rainfall will overwhelm it, forcing water into the adjoining ditch and then downstream behind Brookside and onto Hoo Road, where flooding is already an issue.
· Transport issues: The existing proposed road layout via Gregory Close into the site is inadequate and the site access cannot accommodate large lorries e.g. refuse lorries.  Access via Gregory Close will also give rise to an unacceptable impact on current residents in terms of vehicle movements, noise, pollution and road safety - with the toddlers' playground right beside the access route, and proposed mitigation results in imposing yellow line restrictions on current residents and visitors parking in the vicinity.  No consideration has been given to current congestion on the High Street due to current parking restrictions, parked vehicles, width of the carriageway, and current bottlenecks with vehicle trips from the development resulting in severe cumulative congestion on the village road network.  Proposals fail to show how the development will reduce the need to travel and reduce reliance on cars. Residents of the new development would be commuting to work or railway stations by car and using cars to access facilities in the wider area as there are no major retail outlets, doctors etc. in Meppershall. Therefore, the proposal conflicts with policies T1 and T2 of the adopted Local Plan.

Unfortunately, I do not have an email address or use digital services and therefore I am responding by written letter. 

Thank you for taking time to consider my opinion on this matter

My Name: 
                          
My Address: 
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