Note of Meeting between Developers and Planners with FATCRAG 6 March 2008  held at Priory House, Chicksands
Present

FATCRAG

Arthur Bourne (Chairman)

William Griffiths

Andrew Long

Glen Pullen

Fiona Steele

Apologies: David Nixon

Developers and Planners

Jon Cliff (MBDC) (Overall Chairman)

Mark Hustwitt (MBDC)

Connie Frost-Bryant (MBDC)

Carol Carter (FTC)

Melanie A’Lee (Boreham – Highways consultant, retained by Tesco)
Karen Crowder-James (DPP – planning consultants, retained by Tesco)

Michael Burton (Saunders Partnership – architects, retained by Tesco and Cowlgrove))

Martin Williams (Saunders Partnership)

Pat Smith (Cowlgrove)

Nick Vigor (Cowlgrove)

Apologies: Jim Tombe – Beds CC), Ed Hepenstall (Tesco)

Note;  there was no representation from Network Rail and First Capital Connect
1  Context

FATCRAG’s Aide Memoire (attached) was tabled and used as the basis of the meeting with its generic headings providing the agenda.  AB introduced the documents and outlined FATCRAG’s concerns about the present proposals and its vision for the future.  FATCRAG members elaborated on specific issues.

2  Discussion
The Wider Regeneration Issue

FATCRAG stressed the need to take into account all developments in Flitwick and its hinterland, and stressed that the Town Centre proposals should be seen to reflect the needs of the whole of Flitwick and the implications of such major developments as Centre Parcs, NIRAH and Wixams.  Also pointed out was the low priority afforded to Flitwick by the MBDC compared with other towns, notably Biggleswade, Ampthill  and Shefford.  The requirements and quality of life of residents of Flitwick should be paramount, including educational and health provision, the needs of both young and older people, and general infrastructure.
Outcome – evident that the whole exercise is developer-driven and upgrading, eg to the station and the High Street and its environs,  will not happen without their needs being met, eg CC stated that there would be no new village hall if Tesco did not relocate its petrol station to this site (see also below)
Traffic Congestion and Environmental Impacts

MBDC confirmed that this had been a major concern in the pre-planning consultation Outcome

· Further traffic analysis  commissioned based on additional surveys of traffic density now, particularly at peak periods.  Consultants  looking at re-orienting the proposed mini-roundabouts such that they are as large as possible to encourage traffic flow, increasing the number of pedestrian crossings and upgrading them and looking at improved access to the Tesco store. FATCRAG informed that the layout would be subject to the approval of the relevant Highways Authority (currently BCC) and if they were not satisfied the scheme could not go ahead. 
· FATCRAG also informed that its call for a bypass is now back on the agenda but FATCRAG’s suggestion that this should be put in place before any development proceeded so as to judge its effect fell on deaf ears, also its proposal for a park and ride scheme 
· Also noted that in response to concerns over the health implications of vastly increased traffic flows, an air quality review is also underway
· Re public transport provision, the planners are negotiating with bus companies to increase services and improve timetabling

Re car parking, confirmed that there will be 500 spaces at Tesco and 670 at the station - other provision apparently not considered. .  Re the station what the planners seem to fail to understand is that Network Rail/FCC have to make a business case for any improvements at Flitwick including the multi-storey carpark – FCC will only consider a reasonable pay-back period during the time of their present franchise

Siting of Relocated Tesco Filling Station

The strong opposition in the consultation to the relocation of the Tesco filling station to the Village Hall site was admitted
Outcome

· Alternative sites  being looked at  (where not stated) but an edge of town site is out of the question as far as Tesco is concerned.  Developers and planners caught on the hop by FATCRAG’s research in relation to the use of the Village Hall site

Implications of an Enlarged Supermarket

FATCRAG’s concerns over scale and competition issues virtually dismissed, also idea of relocating to edge of town.  Planning guidance which puts priority in the order of  (1) centre of town, (2) edge of town, 3) out-of-town quoted in justification.  Also a Cowlgrove-led exercise suggested that new retailers would be interested to site in a revamped Flitwick.
Outcome

· Architectural design is to be improved, including a concealed service area for the supermarket in the centre of the footprint rather than at the edge

Security

FATCRAG’s demand for a proper police presence received politely although the possibility of a police station in the Station quarter was not dismissed out of hand.
Improved Public Amenities

Will only happen if developers get their way.

3  Next Steps
A revised plan will be put to the MBDC in June with recommendations that it be adopted as technical guidance – this will be put in the public domain but there will be no further opportunity for consultation. Conjoint planning applications (Cowlgrove (incorporating Network Rail and Folview) and Tesco) will then be submitted with a joint Environmental Impact Assessment (assumption is that the guidance will be adopted – what happens if not?)
FATCRAG is now invited to meet Ward Councillors to discuss concerns – JC will facilitate and we asked for an evening meeting in Flitwick so that our  ‘worker members’ can attend
Comment

Overall a depressing meeting and a strong sense of fait accompli  but FATCRAG has still the opportunity to be a real nuisance.and they seem to be worried about us.  We must keep an eye on Leisure Centre developments but our initial focus now must be to lobby strongly to get the petrol station away from the Village Hall site and push for a bypass sooner rather than later.  We must also monitor the implications of the outcome of the unitary authority debate.
