                                                                                                                                         
DUNSTABLE TOWN COUNCIL

MINUTES OF THE EXTRAORDINARY MEETING OF THE GROUNDS AND ENVIRONMENTAL SERVICES COMMITTEE

HELD ON MONDAY 17 AUGUST 2026 FROM 7:10 PM


[bookmark: _Int_x1Kl6BNj]Present:		Councillors Richard Attwell (Town Mayor) Michelle Henderson (Chair), 			Nicholas Kotarski (Vice-Chair), Wendy Bater, Matthew Brennan, Sally 			Kimondo, Shaun Moulster and Johnson Tamara

In Attendance: 	Jane Conway (Head of Grounds and Environmental Services), Georgia 			Pearson (Democratic Services Manager) and Lisa Scheder (Head of 			Corporate Services and RFO)

In Attendance 
Remotely:        	Paul Hodson (Town Clerk and Chief Executive)

[bookmark: _Int_16GU3xaR]Public:		18

Due to the high level of public attendance, the Chair held an informal session at 7.00 pm to outline the meeting procedures and explain the process to members of the public. The formal meeting commenced at 7.10 pm.

218/26 - Apologies for Absence

There were no apologies for absence.

219/26 – Specific Declarations of Interest

All Committee Members are residents of Dunstable Parish

220/26 - Public Question Time

During Public Question Time, residents raised concerns regarding the Central Bedfordshire Local Plan consultation and the potential development sites identified in and around Dunstable. Questions focused on whether additional brownfield sites could be prioritised for housing development before considering greenfield land, and how residents can access information about such sites. Concerns were also expressed about the cumulative impact of further development on local infrastructure, including traffic congestion, road safety, healthcare provision, schools and community need and wellbeing. Councillors explained that the consultation process is at an early stage, with submitted sites being assessed against planning, environmental and infrastructure considerations, and that comments on behalf of Dunstable Town Council would form part of the evidence considered by Central Bedfordshire Council.

Concerns were raised around protection of the greenbelt around the town and significant discussion centred on proposed sites near Dunstable Downs at The Avenue and adjacent agricultural land, with residents highlighting concerns about landscape impact, loss of green space, biodiversity, public amenity, and the effect on views from the nationally important Chilterns landscape. Additional concerns were raised regarding potential impacts on gliding activities, aviation safety, horse riders, walkers and local wildlife. Officers and councillors clarified Dunstable Town Council role as a consultee in the planning process and confirmed that the sites identified are not yet allocated for development. Submissions through the call for sites process do not guarantee inclusion for development in the final Local Plan. It was confirmed that the Town Council’s response would consider factors including highways, healthcare, education, public transport, biodiversity, greenspace, landscape character and the cumulative effects of development, with particular emphasis on the need to prioritise brownfield redevelopment where possible.

221/26 – Central Bedfordshire Council Local Plan Submitted Sites Consultation 2026
                
The Chair waived Standing Orders to allow members of the public to raise questions, make comments, and discuss individual sites as they were presented during the meeting.

Members discussed Central Bedfordshire Council's Submitted Sites Consultation 2026 in detail. Members provided and agreed comments for each of the sites listed which were submitted on Central Bedfordshire Councils website immediately after the meeting.

It was proposed, seconded and 

RESOLVED: that members agree the Councils consultation response to each site listed in Central Bedfordshire Council's Submitted Sites Consultation 2026.

It was proposed, seconded and

RESOLVED: that members authorise for the Head of Corporate Services and RFO to submit the agreed response immediately after the meeting.


Site plans and comments for Dunstable submitted sites:

	1
	Site:
	
	135286

	
	Ward:
Proposed Use:
	
	Dunstable Central
Residential

	
	Comments:
	
	Dunstable Town Council supports residential use of this small urban site in principle. A previous proposal was refused because it overlooked the building to the rear, but the Council would support appropriate residential development that meets Central Bedfordshire Council’s planning requirements. Any scheme must properly address overlooking, neighbouring amenity, access, parking, highway safety, design quality and whether the site can provide acceptable residential accommodation. The Council supports making appropriate use of small urban sites where this reduces pressure for greenfield development, meets housing need and contributes to regeneration objectives and does not create unacceptable local impacts.

	
	
	
	

	 2
	Site:
	
	135338

	
	Ward:
Proposed Use:
	
	Dunstable North
Residential

	
	Comments:
	
	[bookmark: _Int_WZfpirRn]Dunstable Town Council objects to residential development on this site. The former school site was previously allowed by the Secretary of State to be used in part for a synthetic turf pitch as part of Creasey Park. Dunstable North already has the greatest population density in Central Bedfordshire and the cumulative effect of additional residential development would negatively impact the local community.  More housing is already being developed nearby at Watling House. The Council considers that the highway and site access are insufficient, and raised concerns related to additional traffic movements. 

	
	
	
	

	3
	Site:
	
	136303

	
	Ward:
Proposed Use:
	
	Dunstable West
Residential 

	
	Comments:
	
	Dunstable Town Council objects to this proposed residential site in the strongest possible terms. The site forms part of the green infrastructure network for the town providing access to Dunstable Downs and the Chilterns National Landscape. It contributes to the town’s local identity, amenity, landscape character and sense of place. It is extensively used by residents and visitors for recreation. Development would cause unacceptable loss of greenspace, wildlife, landscape character, and would have environmental, biodiversity, highway, infrastructure and safety impacts. The B489 and site access are unsuitable for additional traffic. The Council is also concerned about aviation safety, glider recovery, risk to life and property, impact on habitat, rare corn bunting populations, cumulative loss of green space and development pressure.
Although the 1991 proposal was a different form of development, the planning assessment remains relevant today because it considered the landscape characteristics of the same wider area below Dunstable Downs. The committee report stated that the land below the escarpment was gently undulating, undeveloped and formed part of the setting of a typical Chiltern landscape. It also described the site as visually prominent and sensitive, positioned at the foot of the escarpment and in the foreground of views to the west.
The planning authority concluded that local demand for golfing facilities did not outweigh the need to retain the character of this chalk downland landscape. It considered that buildings, car parking, terrain changes, greens, trees, bunkers and associated features would create an artificial landscape, extend urbanisation along Tring Road and seriously erode the quality of the designated landscape. 
The application was refused because the proposed development of the exposed site would result in an obtrusive and artificial feature out of character with the established and attractive Chiltern landscape and the Area of Outstanding Natural Beauty. For all of the reasons above this site is considered unsuitable for residential development.

	
	
	
	

	4
	Site:
	
	136351

	
	Ward:
Proposed Use:
	
	Dunstable North
Residential

	
	Comments:
	
	Dunstable Town Council notes that this is a small residential site within an established urban area. The Council has not identified a specific objection in the current draft, but any allocation should be supported by evidence that development would be compatible with surrounding uses and would not cause unacceptable harm. Key concerns are appropriate access, parking, highway safety, neighbouring residential amenity, design quality, environmental constraints and the effect on the local street scene. The Council considers that smaller urban sites should normally be assessed before significant greenfield expansion, where this is consistent with planning policy and local impacts can be managed.



	5
	Site:
	
	136492

	
	Ward:
Proposed Use:
	
	Dunstable West
Standalone green space

	
	Comments:
	
	Dunstable Town Council strongly supports preserving this site as green space. The Council welcomes the identification of land that protects and enhances and buffers Dunstable’s existing green infrastructure network and provides clear public, environmental, recreation and wellbeing benefits. The site should be protected from development and managed to support existing biodiversity and greenspace provision enhancing, public accessibility, links to surrounding countryside and neighbourhoods, climate resilience and nature recovery. The Council also notes that the proposed boundary line of this site is inaccurate and should be corrected before any Local Plan allocation is finalised, so the designation properly reflects the land intended for green space protection.

	
	
	
	

	 6
	Site:
	
	136602

	
	Ward:
Proposed Use:
	
	Dunstable South
Residential

	
	Comments:
	
	Dunstable Town Council objects to this site being allocated for residential development. The Council considers that there is not enough highway infrastructure to support the proposed use and that additional traffic would place unacceptable pressure on the local network. The Council is also concerned at the potential for loss of existing commercial units and jobs and considers the proposed relationship between residential and industrial uses unacceptable, whether through shared use of the site or directly adjacent residential and industrial development. These conflicts create serious concerns about amenity, compatibility and proper planning. Although the site lies within the urban area and may have redevelopment potential, it should not be allocated for housing on the evidence currently available.

	
	
	
	

	7
	Site:
	
	135341

	
	Ward:

Proposed Use:
	 
	Lies within Houghton Regis and directly adjoins the Dunstable boundary.
Residential

	
	Comments:
	
	Dunstable Town Council opposes the use of this Houghton Regis site for residential development. Although outside Dunstable parish, it directly adjoins the Dunstable boundary and would affect Dunstable’s infrastructure, movement network, services, highway capacity and green infrastructure. The Council considers that there is not enough highway infrastructure to support residential development in this location. The site is also directly adjacent to a nationally significant Scheduled Monument, making the location highly sensitive. For these reasons, the Council considers that residential allocation would be inappropriate and objects to the proposal being taken forward through the Local Plan.

	
	
	
	

	8
	Site:
	
	136599

	
	Ward:

Proposed Use:
	
	 Lies within Totternhoe Parish but immediately adjoins the southern boundary of Dunstable.
Residential

	
	Comments:
	
	Dunstable Town Council is concerned about residential development on this substantial agricultural site adjoining the southern edge of Dunstable, adjacent to Site 136303. The site raises similar landscape, highway, infrastructure, cumulative growth and safety issues, although it is not currently managed for biodiversity or used as public green access land. Development would affect the setting of Dunstable Downs, the Chilterns and the transition from urban edge to open countryside. Significant concerns relate to strategic highway capacity, services, active travel, public transport and biodiversity could be affected. Glider safety is a particular concern, with risks to emergency recovery, human life and property.




222/26 - Date of the next meeting – Monday 14 September 2026 at 7 pm


The meeting closed at 9.37 pm.



