POTTON TOWN COUNCIL
Minutes of a Meeting of the Town Council held on
Thursday 4th June 2026 at 7pm at Mill Lane Pavilion

Present: Clirs Dr C. Craig, Mr J. Day, Mrs V. Gwilliam (Chairman), Mrs E. Horsfall,
Mr G. Horsfall, Mrs C. Leggatt, Ms V. Leggatt-Mead, Mr D. Norman,
Mr J. Price Williams and Mr A. Zerny.

Absent: Clirs Mr J. Dollin, Mr J. Hobbs, Mr A. Inkersole, Mr A. Macdonald and
Mr A. Rauf.

Also present: Representative of Bellway Homes. CBC Ward Cllr Ms T. Wye. The Town
Clerk and 14 members of the public.

1.

Apologies for Absence
Formal apologies for absence were received from Cllrs Hobbs and Inkersole.

Declaration of Interest
Councillors were reminded that they should declare an interest in any matter
of personal or prejudicial interest to be discussed at this meeting.

The Chairman reminded that it is a legal requirement for new councillors to
submit their registerable interests within 28 days of taking up office.

The Town Clerk advised that any amendments to councillors’ interests must
also be registered within 28 days.

Public Participation Session
No questions received.

Outline Planning Application - Myers Road, Potton (Agenda item 10)

Application No: CB/26/01048/0UT

Location: High Hopes and Jay Farm and land to the West of Jay Farm, Myers
Road, Potton, Sandy SG19 2RG

Proposal: Outline Application: residential development of up to 180 dwellings
and associated works. All matters reserved apart from access.

Weblink:
https://cbc.aifusion.io/planning/publicViewer.html?caseID=CB/26/01048/0UT

The application had been considered at the Planning Meeting held on 2nd June
2026, and comment was deferred to the next meeting of the town council.

A lengthy discussion ensued with members of the public who attended the
meeting.

The safety of the redesign of Everton Road affects the already dangerous
corner outside affecting the safe access and egress for the properties Eagle
Farm and Eagle House.

Highways officers do not consider that the development has a safe form of
access.

The application is calling for the hedge on the boundary of Eagle Farm to be
cut right back to the wall, which will kill the hedge.


https://cbc.aifusion.io/planning/publicViewer.html?caseID=CB/26/01048/OUT

The safety of the proposed crossing for primary school children on Myers Road
at the junction of Everton Road.

A pedestrian crossing to and from the allotments has not been considered in
the new widened road design.

A concern was raised about turning right out of Eagle Farm and Eagle House,
given that the new road design will have a chevroned lane for the access to
the development.

Concerns were raised that the new settlement at Tempsford will increase
volumes of traffic into the town.

The plans don’t appear to have a road usage survey or a speed survey.
Previous applications for the site these surveys have been conducted.

A member of the public who arrived late asked if the development was
definitely going ahead?

Clir Zerny advised that his feeling is that the Planning Officer is likely to object
on the basis of the really strong objection from the Highways Department,
which is the strongest internal objection at the moment, but suggested that if
the town council were to follow suit it probably should suggest at least one
other alternative reason. Imagine the site with a better access and consider if
whether you would still support it or not. If the answer is no, think about what
that might be?

A resident of Garden Fields raised the issue of the quarry and lorries that use
Myers Road and the vibrations felt nearby properties. There has already been
a considerable increase in the level traffic particularly in the last ten years.
The existing speed calming measures that were put in when Garden Fields
was established was queried at the start of the build push traffic onto the
wrong side of the road and there is a considerable amount of speeding traffic
on Myers Road and Everton Road from Everton. The additional traffic from the
180 homes on the Jays Farm development and the new Tempsford settlement
will be unsustainable at some point for a small Georgian town.

The most acceptable form of access would be at the extreme West of the site
(past the allotments entrance) and as far away from the blind bend by Eagle
Farm.

The site is elevated and looking down over Potton. With two-storey dwellings
and the light and noise from the development it will be very dominant and
overbearing. The development being on the outskirts of the town means that
it will not be integrated with Potton.

A member of the public asked why Potton seems to be targeted for more
housing developments when the infrastructure isn’t in place?

Clir Zerny explained that it is not just Potton; he hears the same comments
from residents across Central Bedfordshire. Unfortunately, the government is
encouraging developers to build wherever they want to and make it as hard
they possibly can for local authorities to refuse them. At the end of this year,
there is a very real chance that councils will not be able to call planning
applications to committee and therefore a development like this will not have
any councillor input (councillor decision making) at all.
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Central Bedfordshire Council refused the developments on Sandy Road and
The Ridgeway, but these were passed at appeal.

A member asked Cllr Zerny how close Potton is to the allowed housing limit in
the Local Plan?

Cllr Zerny advised that the limit has been reached. He explained that CBC has
to be able to demonstrate a five year supply of housing, i.e. build 2,000
houses each year (10,000 over five years) and demonstrate that there are
10,000 houses that could be built. The government are always reviewing and
checking.

Applications for the majority of this site were refused in 2016 and 2018, with
the reason that ‘The site is located in the open countryside outside of a
settlement envelope where there is a general presumption against residential
development.” and ‘The development would result in the urbanisation of the
open countryside outside of the Settlement Envelope, would have a poor
relationship with the built up area of Potton and would cause significant harm
to the character and appearance of the area and the landscape.’

The vision assessment says that the visual impact will be insignificant and
implies that the development will be covered with trees. There is no visual
representation of what the site will look like. There are no visual references
from Astwood Close, Jacobs Close or Byards Green.

It was questioned if Anglian Water has been consulted if they are able to
provide water and sewerage facilities for the site.

Cllr Zerny advised that Anglian Water has recently taken a more awkward
position on planning and opposed developments they wouldn’t traditionally
have done so, which the government doesn’t expect to take this position.

With planning applications, it is worth mentioning all the points in the
objection - health, school provisions are unlikely to be refused, but still
mention them.

The visual amenity (elevation of the site and changing the character) and
noise concerns are all valid concerns.

Clir Price Williams mentioned that this is an outline application, which can be
changed at full application stage; for example two storey dwellings could be
changed to two and a half storey dwellings.

Clir Zerny confirmed that there are two stages of planning; the outline stage
which gives - if granted - the applicant permission to build x number of
houses on the site and access for example; which is followed by ‘reserved
matters’ which covers height of building, roads, trees, sewerage, etc.
However, there is one caveat to that, which is that if the application is granted
by appeal - if the application is refused for example - you tend not to get
reserved matters and it is then down to the judge to decide what the applicant
is permitted. So, the second application can change things.

A resident of Garden Fields mentioned that flooding occurs at the entrance to
Garden Fields which could be compounded if the junction of Myers Road and
Everton Road is changed. The resident asked what environmental constraints
can be put on the developer?



Cllr Zerny explained that in theory a developer can build what they want as
long as it fits the government’s legal requirements. However, with the Sandy
Road development of 125 houses that were approved at appeal, Cllr Zerny
mentioned that he has spent a lot of time speaking to Hallam Land
Management and getting them to build something that is inkeeping with
Potton. The developer met with the town council recently and, following a tour
around the town to see the architecture in the conservation area, they were
keen to incorporate it into the build. It is the first time the town council has
engaged in this way and Clir Zerny said he is keen to see what they come
back with.

Cllr Price Williams mentioned that at the Bellway Homes consultation,
questions were asked about ecology, future proofing etc., and the feeling was
that they would do the bare minimum they have to, to meet the
requirements. The developer was asked several times why wouldn’t they build
solar panels into the rooves etc, but the developer didn’t give a proper
answer. So things like solar panels, rainwater and grey water harvesting -
which should be built in — will not happen even though these are the
aspirations of the Neighbourhood Plan.

A member of the public asked that if the developer does the minimum they
are required to do, does that mean that they won't build the nice green
spaces, cycle routes and nature walks that they have talked about?

If it is in the planning permission, the developer will have to include them.
The member of the public asked who will be responsible for the upkeep?

It would be the responsibility of the developer/management company until the
development was acceptable for the local authority to adopt.

Clir [E.] Horsfall mentioned that she had heard the government is going to
insist that all new builds have solar panels and air source heat pumps.

Air source heat pumps are coming because gas boilers are being phased out.
However, other things like solar panels would need to be incorporated into the
building regulations, which would likely take years to become policy.

A member of the public mentioned that the developer is proposing to build a
cycleway on Everton Road up the hill towards the school [the plans say that
the existing footway is to be widened to create a shared footway/cycleway;
grass verge to remain], which would mean that the grass verge will be
reduced or disappear. It seems pointless causing disruption to the residents of
Everton Road to build a cycleway when the footpath and grass verge is
adequate.

Clir Day mentioned that whatever widening of path surfaces they do will
exacerbate the drainage problems.

A member of the public asked what will happen to all the wildlife habitat?

Clir Day advised that the developer will have to take account of badgers by
law under the badger act and will have to work around the setts and slowly
discourage the badgers from using them.

A member of the public mentioned that two utility companies have said that
there need to be two electric substations [for the site].
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The Chairman mentioned that a representative of Bellway Homes was at the
meeting and asked if there was anything they wanted to add following the
residents comments.

The Bellway Homes representative did not have anything to add, but said it
was in their interest to continue to have dialogue.

A member of the public mentioned that the local school and doctors surgery
already cannot cope with the population of the town.

The Chairman advised that the doctors surgery and the NHS will be
approached directly at the planning stage for their input. The town council
doesn’t have any control of this.

A member of the public said that nobody they have spoken to thinks this
development is a good idea.

Cllr Zerny said that it would be the responsibility of the applicant to provide
the funding the surgery needs to expand its capacity to meet the ‘extra’
demand. No developer is responsible for existing problems in the town. The
surgery is doing its best to increase capacity.

Clir Zerny talked about schools and mentioned that for the first time in quite a
few years Potton Primary School didn't have enough places for the recent
intake and three families had to send their children to schools in other areas.
Clir Zerny asked Central Bedfordshire Council how housing can be permitted
when there aren’t enough [school] places? CBC responded that ‘in the most
recent year, there were three extra children, so what do you do at that point if
you are planning schools? Do you go ahead and spend several hundred
thousand pounds building another classroom, or do you monitor over the
course of a few years and see whether it is or not a permanent increase?’ If it
is a short term increase you can meet through other schools within the
catchment, but CBC will be monitoring with regard to future years. Again, the
developer is only responsible for paying for the extra capacity created by that
number of families that would occupy the number of houses they are applying
for.

A member of the public mentioned the consideration of additional traffic
volume from the development on the town.

A member of the public mentioned that the development will not bring any
financial benefit to the town. It is unlikely that residents will walk into the
town and will decide to drive to Sandy as they won't be able to park in Potton.

A member of the public asked how the quarry will impact the site?

The existing quarry is already putting restrictions in place as to how much can
be extracted as it is coming to the end of its feasibility. Breedon’s are planning
to extend the quarry further towards Gamlingay.

Clir Craig mentioned that the field that is to be developed provides a green
barrier between the town and what is to be restored at the quarry.

Clir Day confirmed that all the green spaces which directly backs onto the
quarry, already has approved restoration plan to restore it back to the
heathland habitat. Parts of the Eastern end of the quarry have already been
landscaped.
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Clir Craig mentioned the Speedwatch group following the comments on
speeding and that people would be welcome to join the group. He also
encouraged residents to report ‘scrambler type’ motorbikes to the police every
time it happens.

The Chairman thanked everyone for attending and their comments and
encouraged all members of the public to submit their objections individually to
Central Bedfordshire Council.

It was resolved to object to the application on the following grounds:

e safe access to and egress from the development;

the safety of the proposed new road layout;

increased noise pollution sustained during construction;

increased number of lorries in the town due to construction traffic;

visual amenity - the development will be overbearing due to the hill side

location;

e transport - the volume of traffic from the additional numbers of vehicles
from the development;

e drainage and sewerage - there is already a flooding problem on Myers
Road;

e sustainability — due to the development being on the edge of Potton,
residents will not walk to town.

Minutes of Potton Town Council (Agenda item 4)

The minutes of the previous meeting held on 5th May 2026, which had been
previously circulated, were approved and signed as a true and accurate
record.

Town Council Committees Minutes (Agenda item 5)
Town Council accepted and adopted the following minutes and all
recommendations contained from the Town Council Committees.

Events Committee - 18th May 2026
Planning Committee - 2nd June 2026

Central Bedfordshire Council HGV Ban Petition (Agenda item 6)
The Chairman invited Clir Zerny to give an update on the HGV ban petition.

Cllr Zerny mentioned that he had updated residents on the status of the HGV
ban via his newsletter.

All comments locally have been positive; there are approximately 290 people
who are opposed, which gives a fair indication that there is still plenty of local
support for the ban. Central Bedfordshire Council officers will now put
together some plans.

Reports from Central Bedfordshire Councillors (Agenda item 7)
The Chairman invited reports from Central Bedfordshire councillors.

Clirs Wye and Zerny advised that they had nothing to report.



9. Finance (Agenda item 8)
i. Verify Bank Reconciliations against statement 1st March - 31st
March 2026.
Members proceeded to go through the Bank Reconciliation.

It was resolved that the Bank Reconciliation for 1st March - 31st March
2026 be approved.

ii. To receive an income and expenditure by budget heading report
showing progress against the budget 2025/2026 at the end of
March 2026.

Members proceeded to go through the income and expenditure against
budget for the period to 31st March 2026.

It was resolved to approve the detailed statement of income and
expenditure against budget.

iii. Verify Bank Reconciliations against statement 1st April - 30th
April 2026.
Members proceeded to go through the Bank Reconciliation.

It was resolved that the Bank Reconciliation for 1st April — 30th April
2026 be approved.

iv. To receive an income and expenditure by budget heading report
showing progress against the budget 2026/2027 at the end of
April 2026.

Members proceeded to go through the income and expenditure against
budget for the period to 30th April 2026.

It was resolved to approve the detailed statement of income and
expenditure against budget.

v. To receive a report from the internal auditor for the year
2024 /25.
Members noted the Internal Audit took place on 5th May 2026.

The council went through the internal auditor’s report for the year
2025/26.

It was resolved to approve the final internal audit report for the financial
year 2025/26.

vi. To approve the accounts for the year 2025/ 26.
The council went through the accounts for the year 2025/26.

It was resolved to approve the draft unaudited accounts for the financial
year 2025/26.

vii. To approve the annual return comprising the statement of account
and the governance statement for the year 2025/26.

The council went through the annual return comprising the statement of
accounts and the governance statement for the year 2025/26.



It was resolved to approve the Annual Return for the financial year
2025/26 comprising the internal audit section, section 1 annual
governance statement, section 2 accounting statement and to ask the
Chairman and Town Clerk to sign the return and submit it to the External
Auditor with any necessary additional papers.

10. Tall Trees Public Open Space
Members noted the untypical Group’s (Tilia Homes) solicitor has advised that
they are serving three months notice on Central Bedfordshire Council, and
that an inspection of the Open Space with representatives from the town
council, CBC and untypical Group, will take place later in June.

The Town Clerk advised that the inspection will take place on 12th June and
that Clir Day will potentially be attending. There will be two inspections, the
first will be at the Brook Gardens allotments starting at 10am, followed by the
Open Space.

11. Date of the next meeting
It was noted that the next meeting will take place at 7pm on Tuesday 23rd
June 2026.

The Chairman advised that Brook End car park will be on the agenda and
therefore the venue for the meeting may change to accommodate the
expected numbers of public who might attend - possibly at the Hall for All.

The Chairman asked all for all councillors to be available to attend the
meeting on Tuesday 23rd June.

The Chairman mentioned that the Responsible Financial Officer had been
successful in recovering just under £75,000 from untypical Group (Tilia
Homes) for the town council’s financial losses incurred as a result of Tilia
Homes not installing the services for the Hall for All site.

The Responsible Financial Officer was congratulated by the town council for
his efforts in recovering the financial losses.

There being no further business, the meeting closed at 8.30pm.

Chairman

Mission Statement

The aim of Potton Town Council is to serve the people of this town to the best of its
ability.



