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Health and Safety
Please take a few moments to familiarise yourself with the nearest available fire exit,
indicated by the fire evacuation signs. In the event of an alarm sounding during the
meeting you must evacuate the building immediately and follow all instructions
provided by the fire evacuation officer who will identify him/herself should the alarm
sound. You will be assisted to the nearest designated assembly point until it is safe
to return to the building.
Mobile Phones
Please ensure that your mobile phone is switched to silent or is switched off
completely during the meeting.
Agenda
Agendas and reports for the majority of the Council’s public meetings can be
accessed via the Internet at: http://milton-keynes.cmis.uk.com/milton-keynes/ Wi Fi
access is available in the Council’s meeting rooms.
Users of Windows 7 and above can simply click the link to any documents you wish
to see. Users of Windows XP will need to right click on the link and select ‘open in
browser’.
Recording of Meetings
The proceedings at this meeting may be recorded for the purpose of preparing the
minutes of the meeting.
In accordance with the Openness of Local Government Bodies Regulations 2014,
you can film, photograph, record or use social media at any Council meetings that
are open to the public. If you are reporting the proceedings, please respect other
members of the public at the meeting who do not want to be filmed. You should also
not conduct the reporting so that it disrupts the good order and conduct of the
meeting. While you do not need permission, you can contact the Council’s staff in
advance of the meeting to discuss facilities for reporting the proceedings and a
contact is included on the front of the agenda, or you can liaise with staff at the
meeting.
Guidance from the Department for Communities and local government can be
viewed at the following link:
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/34318
2/140812_Openness_Guide.pdf
Comments, Complaints and Compliments
Milton Keynes Council welcomes comments, complaints and compliments from
members of the public in order to make its services as efficient and effective as
possible. We would appreciate any suggestions regarding the usefulness of the
paperwork for this meeting, or the conduct of the meeting you have attended.
Please e-mail your comments to meetings@milton-keynes.gov.uk
If you require a response please leave contact details, ideally including an e-mail
address. A formal complaints / compliments form is available online at
http://www.milton-keynes.gov.uk/complaints/
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AGENDA
1.

Welcome and Introductions

2.

Apologies

3.

Disclosure of Interests
Members to declare any disclosable pecuniary interests, or personal interests
(including other pecuniary interests), they may have in the business to be
transacted, and officers to disclose any interests they may have in any
contract to be considered.

4.

Planning Applications
To consider Planning Applications and receive representations from objectors,
of which notice has been given, and replies from applicants in accordance
with the Council’s Procedure Rules.
The deadline for requests to speak in objection to a planning application is
12.00 noon on Monday 19 SEPTEMBER 2016.

A LIST OF PLANNING APPLICATIONS TO BE CONSIDERED IS OVERLEAF
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App

Reference

Address

Ward

01.

16/01285/REM
Minor

Stantonbury Park
Farm,
Wolverton Road,
Great Linford

Stantonbury

02.

16/00126/FUL
Minor

Cross Keys House,
High Street South,
Olney

03.

16/01377/FUL
Minor

04.

Town/Parish
Council

Report
Pages

Plan(s)
Pages

Appendices

Stantonbury
Parish
Council

6

14

17

Olney

Olney Town
Council

24

33

38

Rectory Farm,
Woburn Sands
Road, Bow Brickhill

Danesborough
and Walton

Bow Brickhill
Parish
Council

42

55

63

16/01094/FUL
Minor

171 Church Street,
Wolverton,
Milton Keynes

Wolverton

Wolverton &
Greenleys
Town Council

73

81

83

05.

16/02181/ADV
Other

Foodstore South of,
Texel Close,
Oakridge Park

Stantonbury

Stantonbury
Parish
Council

85

-

92

06.

16/01657/FUL
Other

36 Lakes Lane,
Newport Pagnell

Newport
Pagnell North
and Hanslope

Newport
Pagnell Town
Council

96

103

121
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DEVELOPMENT CONTROL PANEL
22 SEPTEMBER 2016

DEVELOPMENT CONTROL
MAJOR APPLICATIONS
Major Applications – Major applications are those
proposing 10 dwellings or more and for all other types of
development those proposing 1000 square metres or
more of additional floor space.

MINOR APPLICATIONS
Minor Applications – Minor applications are proposed
residential dwellings of less than 10 dwellings or other new
commercial, industrial, retail office or warehouse
proposals of less than 1000 square metres of new floor
space.

OTHER APPLICATIONS
Other Applications – Other applications include most
changes of use, all householder development, Listed
Buildings and Conservation Area Consent applications
and a variety of other types of generally small-scale
development proposals
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APP

01

Application Number: 16/01285/REM

Minor

Reserved matters application pursuant to outline planning permission
15/02002/OUT for appearance, scale and landscaping of 6 residential
dwellings
AT Stantonbury Park Farm, Wolverton Road, Great Linford
FOR Brickhill Estates (MK) Limited
Target: 15th August 2016 (Extension of Time Agreed until 30th September 2016)
Ward: Stantonbury

Parish: Stantonbury Parish Council

Report Author/Case Officer: Katy Lycett
Contact Details: 01908 252313 katy.Lycett@milton-keynes.gov.uk
Team Leader: Sarah Evans DM Strategic Business Unit Manager
Contact Details: 01908 253326 Sarah.Evans@milton-keynes.gov.uk
1.0 INTRODUCTION
(A brief explanation of what the application is about)

1.1 Introduction
The main section of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public Access System www.miltonkeynes.gov.uk/publicaccess . All matters have been taken into account in
writing this report and recommendation. This application has been referred to
Development Control due to objections which have been received from nearby
occupiers and Stantonbury Parish Council.
1.2 The Site
The application site is a parcel of land located within the Stantonbury Park
Farm development. The site was historically used for commercial purposes
utilising converted and extended barns to form 5 units. In 2013 an application
(13/02660/FUL) was submitted for the existing 5 units on site to be changed to
residential use. This application was deemed to be permitted development and
subsequent applications for small scale works to enable the residential
conversion were submitted and approved in early 2015. The remaining parcel
of land forms the subject of this application. The site is adjacent to an area of
(6)

open space which acts as a buffer to nearby properties in Oakridge Park.
There is an existing children’s Day Nursery also accessed via the shared
entrance which is to remain as is currently laid out.
1.3 In 2015 outline planning consent was granted at Development Control Panel
for residential development of up to six dwellings and associated car parking
and accesses. This application was approved subject to the completion of a
s106 agreement for a financial contribution towards the Carbon Offset fund.
This was duly agreed and permission issued. Notwithstanding the above,
representations have been received raising objections to the principle of
residential development in this location however the previously approved
Outline application has established this.
1.4 The Proposal
This application seeks consent for the detailed reserved matters to the outline
planning consent which has been previously approved. The layout includes six
dwellings; 3 x 4 bedroom properties and 3 x 5 bedroom properties. The
reserved matters include appearance, landscaping and scale. Access and
layout were considered and approved as part of the outline consent.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework 2012 paragraph
11, 12, 13, 14 The Presumption in favour of sustainable development
17 Core Planning Principles
19, 22 Economic Growth
120 Suitability of Land
56,57,60,61,63, 64 Requiring Good Design
39 Parking
2.2 Local Policy
Core Strategy 2013
CS1 (Milton Keynes Development Strategy)
CS13 (Ensuring High Quality, Well Designed Places)
CS14 (Sustainable Construction)
Adopted Milton Keynes Local Plan 2001-2011
D1 Impact of Development Proposals on Locality
D2 Design of Buildings
D2A Urban Design Aspects of New Development
T15 Parking Provision
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Supplementary Planning Documents
Parking Standards for Milton Keynes 2016
Milton Keynes Residential Design Guide 2012 (SPD)
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 1. Principle of Residential Development.
2. Impact on the Local Area.
3. Impact on Nearby Dwellings.
4. Parking.
4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

4.1 It is recommended that planning permission be granted subject to the
conditions set out in Section 6 of this report.
5.0

CONSIDERATIONS
(An explanation of the main issues that have lead to the officer Recommendation)

5.1

Principle of Residential Development
Under the considerations of the 2015 outline planning consent the principle of
residential development in this location was established. It was accepted that
the circumstances of this employment site had changed. As the existing units
had secured approval for conversion to residential use there was a change in
circumstances as a new employment use in this location would not sit
comfortably with adjacent dwellings in terms of potential noise, odour and
disturbance. As a result this site was considered to be more suitable for
residential use which would be more appropriate in the context of Oakridge
Park which surrounds the site.

5.2

As a result of the above the principle of residential development was
previously discussed and established subject to conditions. Whilst it is
acknowledged that the proposed dwellings will alter the amount of movement
taking place in this location, it is important to note that under the original land
designation this parcel of land could have been used for employment
purposes which would have generated similar if not more activity.

5.3

Impact on the Local Area
This parcel of land sits in a semi-rural setting on the edge of Oakridge Park
and benefits from access onto Wolverton Road and nearby services within
Wolverton, New Bradwell and Newport Pagnell. Since Oakridge Park has
evolved the character of the local area has become more developed with a
large number of residential dwellings being constructed to the east and the
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west of the application site. The character of the local area therefore is
compatible with the introduction of additional dwellings in this location. The
style of the proposed properties would be high quality, with a traditional
appearance and a palette of sympathetic materials and finishes. As a result
the visual appearance on Wolverton Road will be altered in terms of
introducing new features; however the design and form will be appropriate for
this location. This is in compliance with the relevant elements of Policy D2 of
the Milton Keynes Local Plan 2001-2011.
5.4

As part of the application detailed landscaping and planting plans have been
provided which demonstrate a site-wide scheme. This planting includes semimature trees to ensure that the site maintains the existing semi-rural setting.
The front elevation along Wolverton Road will include the continuation of the
existing stone walling to match the existing. This is considered to be an
important feature of this site so the extension of this is deemed to be a
positive contribution to the character and appearance of the wider area. This
also ensures that the development would be compliant with the relevant
elements of Policy D2 of the Milton Keynes Local Plan 2001-2011.

5.5

Impact on Nearby Dwellings
The proposed dwellings have been set out in the context of the existing
residential conversions which are currently taking place. The layout of each of
the six dwellings ensures that the amenity of both existing and proposed
occupiers would not be affected in terms of overlooking, loss of privacy or
visual intrusion. Where existing and proposed dwellings are located along
shared boundaries there very limited openings and this will further protect the
amenity of residents.

5.6

Each proposed dwelling has a private garden with appropriate boundary
treatments including new hedging and close boarded fencing. The layout of
the six dwellings makes effective use of the modest site in terms of utilising
the space available and the result is six appropriately design properties which
are expected to have a minimal impact on nearby dwellings within
Stantonbury Park Farm. This would be in accordance with Policy D1 of the
Milton Keynes Local Plan 2001-2011 relating to visual intrusion and loss of
privacy.

5.7

In the wider area the recently constructed dwellings within Oakridge Park are
not expected to encounter significant impact as a result of these dwellings
being constructed. There is an open space buffer of over 30 metres between
the application site and the nearest properties in Lanolin Close and Swaledale
End which ensures that overlooking and loss of privacy will be very limited.
Dwellings along Selkirk Drive, north of the application site would be able to
view the new dwellings however the impact overall is expected to be minimal.

5.8

Concerns had been raised from properties in and around Portland Court with
regards to the lighting scheme proposed for this application which would
include the access road leading from Wolverton Road. This issue was raised
with the applicant and a revised lighting plan was received showing the
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column of particular concern being reduced in height to 4 metres in addition to
further measures to protect bat activity. There is a balance regarding this
issue as the lighting is required to provide assistance to motorists entering the
site which has a sharp bend to the left in the direction of the application site. A
solution to the concerns regarding this column would be to add a condition to
ensure that the lighting is switched off after 23:00 hrs. This has proved to be a
successful solution in other instances and would ensure that impact from
lighting would be restricted upon the wider area including wildlife such as
bats.
5.9

Furthermore an additional condition will ensure that any additional lighting will
be PIR (Passive Infrared Sensor) type which will only switch on when motion
is picked up. This will further limit the impact of additional lighting on the wider
area and local wildlife, particularly bats. This would be in accordance with
Policy NE2 and NE3 of the Milton Keynes Local Plan 2001-2011.

5.10 Parking
Each dwelling proposed requires two on-plot parking spaces. These have
been duly submitted (none in tandem) in addition to the requirement of 3
visitor parking spaces which are also laid out. As a result the scheme is
compliant with Policy T15 of the Milton Keynes Local Plan 2001-2011.
5.11 The development would utilise an existing access onto Wolverton Road and
the junction which already serves the recently converted office buildings and
the children’s nursery. The junction onto Wolverton Road is considered to
have sufficient capacity for an additional six dwellings. The scheme overall is
acceptable in terms of highway and traffic movements, parking and access.
5.12 Conclusion
This reserved matters application provides the detail of the scheme following
the approved outline submission. These matters are deemed to be
acceptable subject to attached conditions as set out in Section 6 of this
report.
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6.0

CONDITIONS
(The conditions that need to be imposed on any planning permission for this development to
ensure that the development is satisfactory. To meet legal requirements all conditions must
be Necessary, Relevant, Enforceable, Precise and Reasonable )

1.
Full details of tree planting to be submitted for approval as part of a general
landscaping scheme where appropriate, which should include full details of tree
sizes, species, planting locations, planting spacing's, pre-planting ground
preparations, planting method and long term maintenance. Also where appropriate
details of root deflection barriers and permanent protective measures against
compaction, impact, de-icing salt etc. Particular attention should be paid to ensuring
the trees are planted in a sufficient quantity of high quality growing medium, to
ensure their quick establishment and the early provision of maximum benefit to the
locality. Any trees dying within 5 years of planting shall be replaced by the developer
in accordance with the original planting specification.
Reason: To ensure that the site, once completed maintains a high quality landscape
and contributes to the visual amenity of the local area.
2.
The external materials to be used in the development shall be in accordance
with details to be submitted to and approved in writing by the local planning authority
before any work is commenced.
Reason: To ensure that the development does not detract from the appearance of
the locality.
3.
Prior to the commencement of any development above slab level full details
of modified Biodiversity Enhancement Scheme shall be submitted to the Local
Planning Authority for approval.
Reason: To ensure that the site maintains and enhances biodiversity and ecological
opportunities.
4.
Prior to the commencement of development on site details shall be submitted
showing detailed (plan and section) drawings, incorporating (as applicable) the
relevant combination of root directors, underground guying, irrigation and drainage
mechanisms, root soil cells or structures, and sufficient allocation of uncompacted
topsoil to facilitate development of the tree to maturity. Maturity should be
considered as 25 years for trees in public spaces and streets. These documents
shall take into account and include the following:
Soil volume - for tree planting in narrow planting beds adjacent to hard
landscape and continuous paved surrounds, appropriate soil volume is
regarded as critical to long term tree health. Submitted details need to
demonstrate good practice with tree pit volume ranging from between 5 cubic
metres to 30 cubic metres of accessible (to the tree roots) uncompacted soil,
per tree, depending on species selection. Predicted canopy spread area in
square metres, at 25 years old, multiplied by a factor of 0.6 will be regarded
as the benchmark cubic metre soil volume provision. (E.g. A tree with a
canopy area of 30 square metres would require a root accessible
uncompacted soil volume of 18 cubic metres.) For fastigiate form trees, use
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the canopy area of the natural form, not fastigiated variety for that species.
The submitted details must show detail of tree species and soil volume
provision.
Soil support - Soil beneath paving/roads needs to be protected from
structural compaction by provision of a proprietary soil cell or panel system
capable of carrying loads in excess of 30 tonnes per square metre. Linked
tree pits should be considered where appropriate, allowing a 20% reduction
in soil volume per tree.
Soil quality and soil structure - within the tree planting proposal, submitted
details should include an appropriate soil specification with a good aerated
macro and micro pore structure throughout the soil profile.
Tree pit drainage - all tree pits to be free draining to prevent prolonged
waterlogging and subsequent anaerobic soil condition developing. Tree pits
should be live drained to a soakaway or outfall.
Root management - All trees within, or in narrow planting beds adjacent, the
highway, carriageway or footpath, to be installed within ribbed root protection
systems to safeguard footpaths and paved surfaces from shallow root heave,
and the locations highlighted on plan.
Tree support - Trees must be supported by underground guying, (timber
'deadman' tree anchors would not be acceptable). Stakes are not an
acceptable standard for street tree planting.
Irrigation - Water irrigation pipe to be included.
Submitted details to show proximity to hard surfacing materials, minor
structures (e.g. street furniture, signs, lighting etc.), proposed and existing
functional services above and below ground (e.g. drainage, power,
communications cables, pipelines etc. indicating lines, manholes, supports
etc.).
Reason: To ensure that the site provides long term landscaping and planting to
maintain the visual amenity of this semi-rural setting.
5.
Prior to the occupation of the development hereby permitted the car parking
area shown on the approved drawings shall be constructed, surfaced and
permanently marked out. The car parking area so provided shall be maintained as
a permanent ancillary to the development and shall be used for no other purpose
thereafter.
Reason: To ensure adequate parking provision at all times so that the development
does not prejudice the free flow of traffic or the safety on the neighbouring highway.
6.
Prior to the first occupation of the development hereby permitted details of
the proposed bicycle parking shall be submitted to and approved in writing by the
Local Planning Authority and the scheme approved shall be provided and be
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retained thereafter.
Reason: To ensure that adequate parking facilities are provided to serve the
development.
7.
Full details of tree planting to be submitted for approval as part of a general
landscaping scheme where appropriate, which should include full details of tree
sizes, species, planting locations, planting spacing’s, pre-planting ground
preparations, planting method and long term maintenance. Also where appropriate
details of root deflection barriers and permanent protective measures against
compaction, impact, de-icing salt etc. Particular attention should be paid to ensuring
the trees are planted in a sufficient quantity of high quality growing medium, to
ensure their quick establishment and the early provision of maximum benefit to the
locality. Any trees dying within 5 years of planting shall be replaced by the developer
in accordance with the original planting specification.
Reason: To ensure that the site provides long term landscaping and planting to
maintain the visual amenity of this semi-rural setting.
8.
The additional lighting proposed for this development (8 columns) shall be
fitted with a timing device and shall not be illuminated between the hours of
23:00hrs and 07:00hrs.The lighting shall be installed and thereafter maintained in
accordance with the approved details, and shall not be altered without the prior
approval of the Local Planning Authority.
Reason: To protect the amenity of residents and to minimise the impact upon local
wildlife.
9. All additional external security lighting will be PIR type fitted with passive infra-red
detectors (PIRs).
Reason: To protect the amenity of residents and to minimise the impact upon local
wildlife.
10. Prior to the first occupation of the reserved matters hereby permitted the content
of the submitted ‘Biodiversity Enhancement Scheme for Phase 2, Stantonbury Park
Farm, Great Linford, Milton Keynes: April 2016” shall be fully implemented. All works
shall remain in-situ unless otherwise agreed in writing by the Local Planning
Authority.
Reason: To protect existing and minimise the impact upon local wildlife.
11. Nothing herein contained shall be deemed to affect or vary the conditions
imposed on outline planning permission ref. 15/02002/OUT dated 13th April 2016,
which shall continue in full force save insofar as they are expressly varied by any
conditions imposed hereby.
Reason: For the avoidance of doubt.
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Appendix to 16/01285/REM
A1.0 RELEVANT PLANNING HISTORY

(A brief outline of previous planning decisions affecting the site – this may not include every
planning application relating to this site, only those that have a bearing on this particular
case)

A1.1 15/02002/OUT
Outline application for the erection of up to six no. residential dwellings and
associated car parking and access (Re-submission 15/00146/OUT)
Permission 13.04.2016
16/01386/DISCON
Details submitted pursuant to discharge of condition 2 (ground conditions
assessment) attached to planning permission 15/02002/OUT
Pending Consideration

A2.0 ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)

A2.1 None.
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A3.0

CONSULTATIONS AND REPRESENTATIONS
(Who has been consulted on the application and the responses received. The following are a brief description of the comments made. The full
comments can be read via the Council’s web site)

Comments
A3.1

Stantonbury
application:

Officer Response
Parish

Council

commented

on

the Noted. The principle of this site being developed for
residential use has already been established through outline
planning permission 15/02002/OUT.
1. Stantonbury Parish Council object to Planning
Application 16/01285/REM because the proposed
development would result in a wholly residential
development on an area allocated for employment
use in the Local Plan. The principle of residential
development on the site is therefore considered to be
contrary to Saved Policy E1 of the Local Plan and
advice provided in the National Planning Policy
Framework.

A3.2

2. Land ownership adjacent to the linear strip on Noted. However this is not a pertinent issue to the
Oakridge Park has been queried before with Sue application which is being considered and no further
Brown at Milton Keynes Council.
correspondence regarding this issue has been received.

A3.3

3. Trees have already been
Preservation Orders in place?

A3.4

4. Tandem parking already an issue on the new houses Noted. However this is incorrect as there are not any
on Oakridge Park which causes parking problems properties within this application which have tandem
elsewhere. Two of these houses have tandem parking.

felled.

Were

Tree Noted. Part of the site has been cleared including a tree
close to the entrance onto Wolverton Road however none of
these works required consent from the Local Planning
Authority as the tree was not covered by a TPO.
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parking.
A3.5

5. No visitor parking bays have been planned and any Noted. However this is incorrect as three visitors parking
additional cars parking will cause an obstruction as bays have been provided. Other highway matters have been
the roads are so narrow. The private roadway discussed within this report in section 5.10 and 5.11.
decanting onto the Wolverton Road is very narrow
and visibility is already an issue. The increased traffic
will become a major problem.

A3.6

6. Lanolin Close, linear strip houses, have their front
doors facing into the linear strip. The proposed new
houses are facing away from the linear strip which is
out of character for the area.

Noted. Due to the nature of the site in terms of size and
shape the proposed dwellings have been laid out this way to
limit loss of privacy, ensure sufficient parking, and provide
private rear gardens and suitable manoeuvring space. As a
result the proposed dwellings have doors facing in a number
of directions however for six properties this is not deemed to
be a significant issue.

A3.7

Cllr Petchey – no comments received.

Noted.

A3.8

Cllr Walker – no comments received.

Noted.

A3.9

Cllr Burke – no comments received.

Noted.

A3.10 Highways Engineer

Noted and see Section 6 Conditions 6 and 7.

Under the council’s adopted parking standards each
dwelling requires 2 on plot parking spaces. For a
development of 6 units there is also a requirement of 3
unallocated parking spaces for visitors. On the submitted
plans each unit is provided with the required allocated
parking spaces in accordance with the parking standards
and 3 visitor parking spaces are also shown. Plots A and E,
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would also be able to accommodate additional cars. I have
no objections to planning permission being granted subject
to the following conditions relating to car parking areas and
bicycle parking being provided.
A3.11 Senior Landscape Architect (based on revised plans):

Noted and see Section 6 Conditions 5 and 8.

The revised landscape scheme and boundary treatment
plans are acceptable subject to the following:I will need to check the revised lighting scheme and tree
planting positions when the latest lighting scheme is
available. Let me know when this is submitted. If there are
any changes to the layout, I will need to receive an
amended landscape scheme to reflect changes that affect
planting. Further details on the amenity tree planting
adjacent to car parking and highway, i.e. for the proposed
tree planting within narrow planting beds surrounded by
paved areas we will require proposed planting design
drawings i.e. engineered pit x-sections and plans with
RootSpace or StrataCell units or similar, with surfacing,
services shown. These must be tailored to be specific to the
site and submitted for review to include the requirements
noted below.
A3.12 Submit detailed (plan and section) drawings, incorporating
(as applicable) the relevant combination of root directors,
underground guying, irrigation and drainage mechanisms,
root soil cells or structures, and sufficient allocation of
uncompacted topsoil to facilitate development of the tree to
maturity. Maturity should be considered as 25yr for trees in
public spaces and streets.
(20)

A3.13 Arboricultural Officer commented:

Noted and see attached condition 8 in Section 6.

The site was formerly well provisioned with trees; most of
which have now been cleared and those few that remain are
identified for removal under these proposals. The
landscaping scheme includes a reasonable amount of new
tree planting but it is all within private garden areas and will
thus be vulnerable to the whims of the residents. I request
planting of trees of interesting species within the public
realm which will give more security; four to the Wolverton
Road verge in front of units D and E and another on the
southwest side of the main entrance into Stantonbury Park
Farm from Wolverton Road where an important Horse
Chestnut was recently destroyed.
A3.14 MKC Urban Design – no additional comments.

Noted.

A3.15 Crime Prevention Design Advisor – no comments Noted.
received.
A3.16 Countryside Officer
I am happy with the lighting plan.

Noted.

A3.17 Is it possible to ask that any lighting subsequently installed Noted and see Section 6 Condition 10 and 11.
by householders on any elevations containing bat boxes are
operated only by movement sensors that minimise the
duration of illumination? Illuminating a bat roost may
prevent bats from taking up residence or cause the bats to
desert the roost. Light falling on a roost access point will at
least delay bats from emerging and this shortens the
amount of time available to them for foraging. As the main
peak of nocturnal insect abundance occurs at and soon
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after dark, a delay in emergence means this vital time for
feeding is missed. Please would you also condition the
content of the document entitled “Biodiversity Enhancement
Scheme for Phase 2, Stantonbury Park Farm, Great Linford,
Milton Keynes: April 2016”.
A3.18 Local Lead Flood Authority - No objections.

Noted.

A3.19 Local Residents
The occupiers of the following properties were notified of the
application:
20 Kerry Hill Oakridge Park Milton Keynes
37 Winchcombe Meadows Oakridge Park
2 and 4 Portland Court Oakridge Park
Stantonbury Park Farm House Stantonbury Park Farm
Wolverton Road
Stantonbury Park Farm Wolverton Road Great Linford
The Windrush Barn Stantonbury Park Farm Wolverton
Road
The Granary Stantonbury Park Farm Wolverton Road
Shires Barn Stantonbury Park Farm Wolverton Road
Harness Barn Stantonbury Park Farm Wolverton Road
Threshers Barn Stantonbury Park Farm Wolverton Road
The Stables Stantonbury Park Farm Wolverton Road
168, 170, 172, 174, 188, 190, 192, 194 Selkirk Drive
Oakridge Park
1, 2, 3, 4 and 6 Wensleydale Crescent Oakridge Park
Stantonbury Parish Council 126 Kingsfold Bradville
1 Herdwyck Close Oakridge Park
5 and 9 Woolpack Grange Oakridge Park
1 – 5 Lanolin Close Oakridge Park
1 - 6, 8 and 10 Swaledale End, Oakridge Park
(22)

A3.20 A total of 5 public representations were received regarding
the application raising the following issues and concerns:
A3.21

-

Highway safety concerns including
accessing the children’s nursery.

A3.22

-

Objection to more housing as pressure on local Noted however the principle of residential development has
services will increase.
already been established under the Outline application.

A3.23

-

Impact on parking.

A3.24

-

Visual impact of the height and scale of the new Noted and see paragraph 5.5 to 5.9
dwellings on privacy and overlooking to nearby
properties, particularly within Lanolin Close.

A3.25

-

Properties too close to the site boundary.

pedestrians Noted and see paragraph 5.10 to 5.12

Noted and see paragraph 5.10 to 5.12

Noted.

A3.26 One letter of support was received regarding the application Noted.
highlighting the need for further housing and commenting
that the plans are in-keeping with the existing buildings.
A3.27 Following the submission of the revised lighting plan those Noted.
residents who originally commented on the application were
re-consulted in writing. Two responses were received
maintaining their original objections as set out above.
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Application Number: 16/00126/FUL
Minor
Change of use from office (use class B1) to restaurant (use class A3) with
internal alterations comprising breaking through party wall to create doorway
at ground and first floors
AT Cross Keys House, High Street South, Olney
FOR TJD Trade Limited
Target: 28th March 2016
Ward: Olney

Parish: Olney Town Council

Report Author/Case Officer: Mr Paul Bartos
Contact Details: 01908 258022 paul.bartos@milton-keynes.gov.uk
Team Leader: Debbie Kirk DM Core Business Unit Manager
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk
1.0 INTRODUCTION
(A brief explanation of what the application is about)

1.1 The main body of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.2 This application is referred to the Development Control Panel for determination
as a number of public representations objecting to the proposal have been
received. In accordance with the Scheme of Delegation, Ward Councillors
were notified of the objections and asked whether they would like the
application to be determined at Development Control Panel. Cllr McLean
responded stating that he would like the application to be determined at
Development Control Panel.
1.3 The Site
Cross Keys House is located on the west side of High Street South in Olney.
The building is Grade 2* listed. It is a two storey stone building with a tile roof.
The building was most recently used as an office but is currently vacant. It is
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located immediately north of 9 High Street South which is also a grade 2* listed
building. This building has most recently been used as a wine bar and
restaurant but is also currently vacant. Although they have historically had
different uses, reflected in their frontages, Cross Keys House and 9 High Street
South are historically associated and are listed as a pair. 9 High Street South
also consists stone with a tile roof. It has a twin bay shop front onto the street.
Cross Keys House has a doorway with porch above. Both buildings are in the
Designated Olney Conservation Area and within the Primary Shopping Area of
Olney Town Centre.
1.4 To the north of the site at 13 High Street South is a travel agent with a car
showroom beyond this. Land associated with the showroom and, further south,
land associated with Souls Garage on Lime Street is behind the property. At
the south end of 9 High Street South is a residential property; the flat at 9 High
Street South. This is accessed via an alley which leads west off High Street
South and also provides access to land and outbuildings in the same
ownership as 9 High Street South.
1.5 Across the alley to the south is 8 High Street South, a residential property at
the north end of a row of 8 terraced houses with frontage directly onto High
Street South.
1.6 Directly across High Street South, to the east is the Swan Inn at 12 High Street
South which has living accommodation above. To the south, on this side of the
street, is the residential property of 10 High Street South and further south
beyond this is The Hall, also known as the Church Hall for St Peter and St
Paul’s Church. The hall is used during the day by the Olney Nursery.
1.7 To the north of the Swan Inn are two further residential properties at 14 and 18
High Street South with an estate agent’s Office beyond that. Further north
around and beyond the junction of Weston Road, High Street South and The
High Street properties are predominantly commercial.
1.8 The Proposal
This application seeks planning permission for the change of use of Cross
Keys House to an A3 restaurant use. The application was preceded by an
application for listed building consent to create a connecting doorway between
the ground and first floors of 9 High Street South and Cross Keys House; the
intention being to use the two buildings combined as a single restaurant. No
other external operational development is proposed here.
The application was accompanied by a Heritage and a Design and Access
Statement.
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2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework (2012)
Section 11 - Conserving and Enhancing the Natural Environment
Paragraph 123 – Noise and development.
Section 12 – Conserving and Enhancing the Historic Environment
Paragraph 131 – Viable use of heritage assets
2.2 Local Policy
Core Strategy (2013)
Policy CS4 Retail and Leisure Development
2.3 Milton Keynes Local Plan 2001-2011(Saved Policies)
D1 Impact of development proposals on locality
T10 Traffic
T15 Parking provision
TC2 Olney Town Centre
TC18 Non-retail uses on ground floors in town centres
HE2 – Buildings of Special Architectural or Historic Interest (Listed Buildings)
HE6 – Conservation Areas
2.4 Supplementary Planning Document
Parking Standards (2016)
2.5 Planning Practice Guidance
Noise – (updated 6th March 2014)
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 - Principle of Development
- Impact on the Locality
- Impact on Heritage Assets
- Parking and Highway Safety
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4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

4.1 It is recommended that planning permission be granted subject to the
conditions set out in section 6 this report.
5.0

CONSIDERATIONS
(An explanation of the main issues that have led to the officer Recommendation)

5.1

Principle of Development
Cross Keys House is located within the primary shopping area for Olney
Town Centre. Saved policy TC18 and table TC1 of the Milton Keynes Local
Plan 2001-2011 states that the change of use from one non-retail use to
another non-retail use may be acceptable.
Core Strategy Policy CS4 states:
‘The Planning Authority will grant planning permission for additional retail
floorspace or other uses appropriate within town centres as defined in
national policy such as leisure, entertainment and cultural’
The A3 restaurant use class proposed would be compatible in principle with
the other uses within the primary shopping area of Olney Town Centre and
would accord with saved policy TC18 and table TC1 of the Milton Keynes
Local Plan 2001-2011 and Core Strategy (2012) Policy CS4.

5.2

Impact on the Locality
The proposed restaurant use is one which may result in an increased level of
noise relative to that which might be produced by a B1 office building.
Saved Policy D1 of the Milton Keynes Local Plan 2001-2011 states to
following:
Planning permission will be refused for development that would be harmful for
any of the following reasons:
(iv) Unacceptable pollution by noise, smell, light or other emission to air,
water or land
Paragraph 123 of the National Planning Policy Framework (2012) states:
Planning policies and decisions should aim to:
● avoid noise from giving rise to significant adverse impacts on health and
quality of life as a result of new development;
● mitigate and reduce to a minimum other adverse impacts on health and
quality of life arising from noise from new development, including through the
use of conditions;
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5.3

The site is in an area of fairly mixed character with regards to the uses of
surrounding and nearby buildings. The immediate neighbours to Cross Keys
House are not residential, although there is a flat attached to 9 High Street
South approximately 10 metres from the site. The application does not
include any proposals for external plant or other equipment likely to generate
noise. There is a public house across High Street South and 9 High Street
South has previously been ‘The Olney Wine Bar’. The area, therefore, already
includes leisure uses. In addition the site is on the A509, the main road
through Olney, and so any additional noise generated by the proposed use
will be against a background of traffic noise.

5.4

There are, however, 12 residential properties within 50 metres of the site and
it is expected that the change of use will result in additional noise from people
coming from and going to and from the site and using the building at later
hours than might be expected from an office use. The street facing windows
of nearby residential properties in the area are generally single glazed.
Concern has been raised by neighbouring properties about the potential noise
impact of the development.

5.5

A request was made to the applicant to provide a noise assessment with
respect to this development and its impact on neighbouring properties and
this has been received. The report was prepared by acoustic consultants
Acoustic Air Limited in July 2016. The report characterises the environment
as one with a variety of existing background noise sources including traffic
from the busy junction of the A509 with Weston Road, noise from patrons of
the existing public house and foot traffic in and out of the centre of Olney with
noise not significantly reducing until after 11:30 pm.

5.6

The report refers the noise exposure hierarchy described in Paragraph: 005
Reference ID: 30-005-20140306 of the Planning Practice Guidance
Document ‘Noise’ and characterises the expected noise levels of the new use
as, at worst, ‘Noticeable and not intrusive’ where ‘Noise can be heard, but
does not cause any change in behaviour or attitude. Can slightly affect the
acoustic character of the area but not such that there is a perceived change in
the quality of life’. The Planning Practice Guidance that states that ‘No
specific measures are required’. An Environmental Health Officer has
assessed the submitted noise assessment and stated that “there are no
objections to the submitted assessment”.

5.7

Although the change of use of Cross Keys House to an A3 restaurant use will
result in a change in the way people use and visit this building in particular,
the area is a mixed use area which already includes leisure uses on a
relatively busy street junction in Olney. Against the existing noise
characteristics of the site, the change in use would not be considered to result
in unacceptable pollution by noise or adverse effects on health or quality of
life. The proposed change of use would accord with saved policy D1(iv) of the
Milton Keynes Local Plan 2001-2011 and the advice contained within
paragraph 123 of the National Planning Policy Framework 2012.
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5.8

Impact on Designated Heritage Assets
Cross Keys House is a Grade 2* Listed Building and located in the
designated Olney Conservation Area.
Saved Policy HE2 of the Milton Keynes Local Plan 2001-2011 states that
‘The Council will exercise its Planning and Listed Building Control powers to
safeguard the preservation of Listed Buildings by permitting a change of use
where it would contribute to the retention of the building without adversely
affecting its character, special interest or structural integrity.
The Council will exercise its concurrent development control powers to
ensure or secure the preservation of statutorily listed buildings. Development
involving the change of use of listed buildings may be permitted where it
would demonstrably contribute towards the restoration, retention or future
maintenance of such buildings, without adversely affecting their special
architectural or historic interest. Where an application for a change of use will
require alterations to a listed building, an application for Listed Building
Consent should be submitted at the same time.’
The change of use is to a listed building and so in accordance with section 66
of the Planning (Listed Building and Conservation Area) Act 1990, special
regard and considerable importance and weight have been given to the
impact of the development on this asset.
The site is in the designated Olney Conservation Area and so saved policy
HE6 of the Milton Keynes Local Plan 2001-2011 would be applicable. This
policy states that:
‘Development proposals within or affecting the setting of a Conservation Area

should preserve or enhance the character and appearance of the area.’
The change of use proposed would be to a building in a Conservation Area
and so, in accordance with section 72 of the Planning (Listed Building and
Conservation Area) Act 1990 the Local Planning Authority has a duty to pay
special attention to the desirability of preserving or enhancing the character or
appearance of that area.
Paragraph 131 of the National Planning Policy Framework states:
‘In determining planning applications, local planning authorities should take
account of
The desirability of sustaining and enhancing the significance of
heritage assets and putting them to viable uses consistent with their
conservation.
The positive contribution that conservation of heritage assets can
make to sustainable communities including their economic vitality; and
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The desirability of new development making a positive contribution to
local character and distinctiveness.
5.9

The proposed use would result in no external changes to the building and the
internal changes required to connect the site with 9 High Street South have
already been granted listed building consent under reference 16/00127/LBC.
Although the change of use and resultant merging of use with the next-door
building could be considered to reduce the distinctiveness of the building, the
lack of external changes and minimal alterations to internal plan form ensures
that harm to the asset is minimised.

5.10 The bringing of the building back into use would help to achieve the public
benefit of ensuring the continued stewardship of the currently vacant listed
building. The proposed change of use would preserve the historic character of
the designated Olney Conservation Area and accord with saved policies HE2
and HE6 of the Milton Keynes Local Plan 2001-2011 and the advice
contained within the National Planning Policy Framework 2012.
5.11 Parking and Highway Safety
Saved Policy T15 of the Milton Keynes Local Plan (2001-2011) the relevant
parts of which are as follows:
Development proposals should meet the following vehicle parking
requirements:
(i) Car parking provision must not exceed the Council’s maximum standards.
(ii) On-site parking should not be reduced below the maximum standard if it
would be likely to result in off-site parking causing problems that cannot be
resolved by on-street parking controls.
The development is in Zone 2 for parking as defined by the Supplementary
Planning Document ‘Parking Standards’ adopted in 2016. As a B1 use with a
gross internal floor space of approximately 140 square metres 3 spaces
would be expected. For a restaurant with a dining area of approximately 60
square metres, 20 car parking spaces would be expected.
5.12 The building has no allocated off street parking. On street parking is subject
to parking control in the area with double yellow lines in the immediate area of
High Street South, Weston Road and the High Street. Public car parks are
available nearby on the Market Place, Silver End and near the Co-op at
Stanley Court. As a town centre use, customers would be expected to make
use of public parking in the area, walk, or use public transport to access the
site. It is, therefore, considered that any problems caused by the lack of
onsite parking would be resolved by the existing on-street parking controls
and availability of public parking in the vicinity of the site.
There would be no objection to the proposed change of use based on parking
or highway safety. The proposed change of use would accord with saved
policy T15 of the Milton Keynes Local Plan (2001-2011).
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5.13 Pedestrian Safety
Concern has been raised regarding the gathering of people on the narrow
pavement outside the premises to smoke and the result this has on
pedestrian safety as either smokers accidentally step out into the road or
people step out to avoid the smokers. The footway/pavement is part of the
adopted highway, however the use of the footway by pedestrians is a matter
which cannot be controlled thorough this application.
5.14 Taxi’s Dropping Off and Picking Up
Concern has been raised by local residents regarding the safety implications
of an increased number of taxis stopping outside the building to pick-up and
drop off customers. The adopted highway along the frontage of the site is
controlled through the provision of double yellow lines and so parking here
would not be permitted. This area is part of the central area of Olney,
characterised by relatively narrow highways, and the problems associated
with taxi pick-up and drop-off and delivery vehicles are shared by many
business uses and residential properties in the vicinity of the site. There are a
couple of dedicated parking bays adjacent to the Aston Martin Showroom,
which could be used by taxis dropping off customers at the venue. However,
it is not considered that the additional taxi customers resulting from this use
would result in an unacceptable increase in the risk of accidents.
5.15 Conclusion
The proposed change of use to a restaurant is considered to be acceptable in
principle. The noise assessment has demonstrated that the proposed change
of use would not result in unacceptable noise and disturbance to residential
properties which lie within the vicinity of the site. The proposed change of use
would bring back into use a vacant listed building. No external changes would
be made to the listed building the character of the building and conservation
area would be preserved. Although no allocated parking would be provided,
there are parking controls outside of the site and adequate public parking
would be available within walking distance of the site. It is recommended that
planning permission be granted subject to the conditions set out in section 6
of this report.
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6.0

CONDITIONS
(The conditions that need to be imposed on any planning permission for this development to
ensure that the development is satisfactory. To meet legal requirements all conditions must
be Necessary, Relevant, Enforceable, Precise and Reasonable )

1.
The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)
2. The approved development shall be carried out in accordance with the
following drawings/details:
Location Plan Scale 1:1250 electronically registered on 21.7.2016
H8974-12 Ground Floor As Proposed electronically registered on 21.7.2016
H8974-13 First Floor As Proposed electronically registered on 21.7.2016
Reason: For the avoidance of doubt and in accordance with the requirements
of The Town and Country Planning (General Development Procedure)
(Amendment No. 3) (England) Order 2009.
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Appendix to 16/00126/FUL
A1.0 RELEVANT PLANNING HISTORY

(A brief outline of previous planning decisions affecting the site – this may not include every
planning application relating to this site, only those that have a bearing on this particular
case)

A1.1 There site has an extensive planning history, the most relevant recent history
is listed below:
MK/610/82
Listed building consent for demolition of rear outbuilding, external alterations
Permission 03.09.1982
MK/91/83
Alteration & conversion of stable garages to dwelling( approval of details)
Permission 29.03.1983
MK/32/86
Listed building consent for retention of outbuilding & conversion to offices
Permission 13.02.1986
09/00775/FUL
Change of use from office (use class b1) to retail (use class a1)
Permission 30.06.2009
16/00127/LBC
Listed building consent for internal alterations comprising breaking through
party wall between Cross Keys House and 9 High Street South to create
doorways at ground and first floors.
Listed Building Consent 24.03.2016

A2.0 ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)

A2.1 None
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A3.0

CONSULTATIONS AND REPRESENTATIONS
(Who has been consulted on the application and the responses received. The following are a brief description of the comments made. The full
comments can be read via the Council’s web site)

Comments

Officer Response

A3.1

Parish – Olney – responded 15th March stating that they had Noted
no comments to make.

A3.2

Ward Councillors were consulted on the application and
again following receipt of a number of objecting third party
representations asking if they would like to call the
application in for determination by Development Control
Panel.

A3.3

Ward - Olney - Cllr P Geary – none received

Noted

A3.4

Ward - Olney - Cllr Hosking – none received

Noted

A3.5

Ward - Olney - Cllr McLean – Responded on 30th April 2016 Noted
pointing out the complexity of the matter given the proposed
use and location and requesting that the application be
determined at Development Control Panel.

A3.6

Environmental Health Manager – responded to consultation Noted
on 18th August 2016 stating that he had no grounds to
object to the proposal. The type of noise which is to be
expected from within the premises and given the character
of the locality, is likely to have a low impact.
It is envisaged that the sounds produced would be akin to
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those which would be expected in a mixed use commercial
(i.e. previous wine bar use and public house opposite) and
residential area on the main thoroughfare through the town.
It was acknowledged that there might be an increase in
footfall to and from the locality but this would not be directly
under the control of the management of the site.
A3.7

Local Residents
The occupiers of the following properties were notified of the
application:
10 High Street South Olney MK46 4AA
Living Accommodation The Swan Inn And Bistro 12 High
Street South
The Swan Inn And Bistro 12 High Street South Olney
13 High Street South Olney MK46 4AA
Flat At 9 High Street South Olney
9 High Street South Olney MK46 4AA
Soul Garage 15 High Street South Olney
10 High Street South Olney MK46 4AA
Living Accommodation The Swan Inn And Bistro 12 High
Street South
The Swan Inn And Bistro 12 High Street South Olney
13 High Street South Olney MK46 4AA
Flat At 9 High Street South Olney
9 High Street South Olney MK46 4AA

A3.8

Third party representations were received from 10 High Noted
Street South, The Swan Inn and Bistro at 12 High Street
South and 14 High Street South objecting to the proposal
raising the following concerns.
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The conversion will result in a large building being used as a Noted. The change in relation to the character of the area is
restaurant/ pub/ wine bar and this does fit in with the discussed in paragraphs 5.8-5.10
character of a small market town.
A3.9

The area is residential.

Noted: The area has a variety of uses including commercial,
leisure, retail, and residential.
A3.10 People gathering outside the site to smoke have previously Noted. This is discussed in paragraph 5.13
resulted in highway safety issues with people stepping into
the road.
A3.11 There is insufficient parking for the extra cars

Noted. This is discussed in paragraphs 5.11-5.12

A3.12 Taxis stopping on this narrow part of the road could cause Noted. This is discussed in paragraph 5.14
highway safety problems
A3.13 People gathering outside the site to smoke will result in Noted. This is discussed in paragraphs 5.2-5.7
noise problems
A3.14 Increased comings and goings will result in a noise problem. Noted. This is discussed in paragraphs 5.2-5.7
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Application Number: 16/01377/FUL
Minor
Demolition of existing house and construction of 5 residential dwellings and
all ancillary works (resubmission 16/00524/FUL)
AT Rectory Farm, Woburn Sands Road, Bow Brickhill
FOR G & D Smith
Target: Extension of time until 26th September 2016
Ward: Danesborough And Walton

Parish: Bow Brickhill Parish Council

Report Author/Case Officer: Paul Keen
Contact Details: 01908 253239 paul.keen@milton-keynes.gov.uk
Team Leader: Debbie Kirk DM Core Business Unit Manager
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk
1.0 INTRODUCTION
(A brief explanation of what the application is about)

The main section of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters ad summaries of consultee responses and
public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public Access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.1 The application is referred to the Development Control Panel for determination
due to objections raised by Bow Brickhill Parish Council and the number of
neighbour objections received.
1.2 The Site
The application site consists of a detached dwelling and a detached
outbuilding, and is located on the north western side of Woburn Sands Road.
The house (previously a farm house) is located within the settlement envelope
although other parts of the site are located within open countryside as set out
in the saved Milton Keynes Local Plan 2001-2011 Proposals Maps.
1.3 The planning history suggests that the lawful use of the site is a haulage yard.
The officer’s site visit also suggests this, with the site used for the storage of
(42)

gravel, sand and timber, as well as construction vehicles and lorries. In this
regard, the site is considered to be previously developed land (a brownfield
site), as defined in Annex 2 of the National Planning Policy Framework.
1.4 A number of trees and shrubs are located along or near to the site boundaries.
The site has an existing vehicular access onto Woburn Sands Road.
To the north of the site there are agricultural barns, to the north west there is
an open paddock, and to the south and east is residential development.
1.5 The Proposal
Planning permission is sought for the demolition of the existing house and
outbuilding, and construction of 5 detached residential dwellings and all
ancillary works, including access and parking, and landscaping.
Visitor parking bays and bin collection areas are proposed.
1.6 The application is supported by a Design and Access Statement, Ecology
Statement and Tree Survey Report.
1.7 Amended plans
The plans have been amended to provide access for refuse / emergency
vehicles.
The plans initially showed a proposed granite rumble surface to the existing
access (not within the red line site boundary). This has been omitted from the
plans. The site connects to the adopted public highway.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework 2012 Paragraphs:
6, 7, 8, and 14 – Sustainable Development
17 – Core Planning Principles
32, 37, and 39 – Transport
49, 56, 57, 60, 61,63, and 64 – Good Design
Para 196-198 - Determining Applications
2.2 Local Policy
Core Strategy 2013
CSA - Presumption in Favour of Sustainable Development
CS1 Milton Keynes Development Strategy
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CS2 Housing Land Supply
CS9 Strategy for the Rural Area
CS10 Housing
CS11 A Well Connected Milton Keynes
CS12 Developing Successful Neighbourhoods
CS13 Ensure High Quality, Well Designed Places
CS18 Healthier and Safer Communities
CS19 The Historic and Natural Environment
2,3 Saved policies in the Milton Keynes Local Plan 2001-2011
S8 Selected Villages
S10 Open Countryside
D1 Impact of Development Proposals on Locality
D2 Design of Buildings
D2A Urban Design Aspects of New Developments
NE2 Protected Species
NE3 Biodiversity and Geological Enhancement
NE4 Conserving and Enhancing Landscape Character
T10 Traffic
T15 Parking Provision
H7 Housing on Unidentified Sites
H8 Housing Density
2.4 Supplementary Planning Documents
Parking Standards (2016)
New Residential Development Design Guide (April 2012)
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 The issues to take into account in the determination of this application include:


Principle of development



Impact on character and appearance of area.



Impact on neighbouring residents.



Highway safety and parking standards.



Drainage



Ecology

4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

4.1 It is recommended that planning permission be granted subject to the
conditions set out in section 6 of this report.

(44)

5.0

CONSIDERATIONS
(An explanation of the main issues that have led to the officer Recommendation)

5.1

Principle of development
5 year housing land supply

5.2

With the exception of the access and existing dwelling and its curtilage, the
rest of the site is located within open countryside, as defined in the Milton
Keynes Local Plan 2001 – 2011 Proposals Map.

5.3

Saved Policy S10 of the Milton Keynes Local Plan 2001 – 2011 and saved
Policy CS9 of the Core Strategy confirm that in open countryside planning
permission will only be given for development that is essential for agriculture,
forestry, countryside recreation or other development appropriate to a rural
locality which cannot be located in a settlement.

5.4

As a residential development of market properties the site does not fall within
the categories of acceptable development in the open countryside or
constitute ‘exception housing’, as outlined in the saved Milton Keynes Local
Plan 2001 – 2011 and the Core Strategy. Local policy therefore indicates that
in general terms, the principle of residential development would normally be
considered unacceptable in this case.

5.5

Saved Policy S8 defines Bow Brickhill as a Selected Village, where small
scale housing development is proposed on new sites. The application site is
not one of those sites.

5.6

However, paragraph 49 of the National Planning Policy Framework (NPPF)
considers policies for the supply of housing to be out of date where the
Council cannot demonstrate a five-year supply of deliverable housing sites. In
such circumstances, the Council must rely on the provisions of Paragraph 14
of the NPPF which outlines a presumption in favour of sustainable
development.

5.7
According to the Council’s latest figures the shortfall is 479 dwellings of the
current 4.8 years supply. The Council cannot therefore demonstrate a five
year supply at present. The proposed development would contribute towards
meeting an identified shortfall. Appropriate weight would be given to this
matter.
5.8
An assessment would then need to be made as to whether the proposal could
be considered to be sustainable development in terms of the economic, social
and environmental roles as set out in the NPPF.
5.9

Sustainable development
As mentioned, part of the site is located within the built up area boundary of
Bow Brickhill, although other parts are designated as open countryside.
However, as observed on site, it is directly adjacent to other residential built
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development in the locality, and benefits from footway and bus links along
Woburn Sands Road. As such, there would be a means of pedestrian access
to the site and the village, as well as public transport to neighbouring
settlements and beyond. The site is not necessarily isolated in this regard.
5.10 It is however also acknowledged that many of journeys from the development
would be undertaken by private car.
5.11 Overall, given the location within or in close proximity to the settlement
boundary of Bow Brickhill, footway and public transport and road networks, it
is considered that the site is within a sustainable location and generally meets
the requirements of sustainable development as outlined in the NPPF in this
regard.
5.12 In terms of social issues, the development would provide additional dwellings
to contribute to the currently identified housing need. This weighs in favour of
the scheme. The Parish Council’s comments regarding housing provision at
The Blind Pond Farm Site, and the amount of housing this will provide to the
local area, is noted. However, the Council’s housing land shortfall should be
considered District wide.
5.13 In terms of economic issues, the construction activities associated with the
development would potentially generate employment opportunities for the
local community, and have associated benefits for local services and
suppliers in the short term (longer term in relation to maintenance of the
buildings). In the longer term the development would also support the local
economy in terms of the use of local shops, services and facilities, and
potentially result in new investment in the village. This also weighs in favour
of the scheme.
5.14 In relation to environmental issues, the site is brownfield and previously
development land. Whilst some of the site has a designation of open
countryside, it is considered that subject to appropriate design and layout,
there could be an opportunity to increase biodiversity on the site, and provide
a more positive contribution to the character of the area when compared to
the existing commercial use. There are also individual trees/hedges within or
near the site/on the boundaries which positively contribute to the rural
character of the area. These can be protected through the imposition of
planning conditions on any planning permission.
5.15 Overall, having weighed these matters, it is considered that the development
meets the definition of sustainable development and would comply with the
provisions of paragraph 14 of the NPPF if all other planning considerations
can be satisfied.
5.16 In summary, some of the development proposals are located outside the built
up area boundary of the settlement as defined in the saved Milton Keynes
Local Plan 2001 – 2011 (Local Plan). The site is also brownfield land. Whilst
the proposal would not accord with the strategic housing policies of the saved
Milton Keynes Local Plan 2001 – 2011 and the Core Strategy, in the context
(46)

that Milton Keynes Council cannot demonstrate a 5 year housing supply, the
proposal provides benefits which outweigh the harm caused to the open
character of the area, and complies with the sustainable development
principles outlined in the NPPF.
It is nevertheless necessary to have regard to all the provisions of the Local
Plan and the NPPF and other material planning considerations before
reaching a conclusion on the principle of development. The assessment of
those issues is outlined below in more detail.
5.17 Impact on character and appearance of area
Design and Layout
Saved Policies D2 and D2A of the Milton Keynes Local Plan 2001-2011 and
Core Strategy Policy CS13 seek to ensure that all new buildings are high
quality, well designed and relate well to the surrounding area and that
proposals should reinforce townscape character. The objective of saved
Policy D2 of the Milton Keynes Local Plan 2001 – 2011 is to ensure that all
new buildings are well designed and relate well to the surrounding area. It
states:
“Development proposals for buildings will be refused unless they:
i) Are in scale with other buildings in the immediate vicinity in terms of
their height and massing, except where a greater scale is
necessary to reflect the development’s function and importance
ii) Relate well to and enhance the surrounding environment”
iv) Allows for visual interest through the careful use of detailing, where this
is appropriate to the character of the area
v) Include landscaping and boundary treatments that integrate with those
of the surrounding area
5.18 The local area is characterised by a variety of house types, designs and
styles, in addition to agricultural buildings adjacent to the site. The majority of
housing in the area consists of traditional pitched roofs facing red brick,
however.
5.19 The design of the proposed houses would not be out of keeping with the
varied character and appearance of the area, and also includes facing
brickwork. Some small areas of weather boarding would not be harmful to
the visual amenity of the area. The external materials can be agreed through
the imposition of planning conditions on any planning permission.
5.20 Bow Brickhill Parish Council has raised concerns over the layout and overall
density of the development. However, the case officer’s site visit revealed
that a similar linear (from east to west) type layout can be found in Edwin
Close. Indeed, the density appears higher in Edwin Close as the gaps
between the proposed two storey houses are much smaller when compared
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to what is proposed on this application (as can be seen on the submitted site
location / layout plans). The proposed development includes single storey car
ports between the houses which would lead to a visually more spacious
appearance.
5.21 In this regard, it is considered that the proposed development would be in
keeping with the character, appearance, and pattern of development in the
area. The proposed development would comply with saved Policies D2 (i),
(ii), (iv) and D2A of the Milton Keynes Local Plan 2001-2011 and the Core
Strategy Policy CS13.
5.22 Landscape and tree protection
The Landscape Architect has not raised an objection to the scheme, although
has stressed the importance of a suitable detailed landscape scheme to be
secured by condition if planning permission is granted. This includes
adequate buffer planting along the boundary with the open paddock to the
west of the site, where possible.
5.23 Similarly, the Arboricultural Officer has not raised objections to the scheme
subject to the imposition of planning conditions on any planning permission
relating to tree protection measures, construction details for areas of raised
construction (levels), and new tree planting details.
Subject to the imposition of these planning conditions on any planning
permission, it is considered that the proposed development complies with
Policies D1(v) and D2(v) of the Milton Keynes Local Plan 2001-2011.
5.24 Impact on neighbouring residents
Saved policy D1 (iii) of the Milton Keynes Local Plan 2001 – 2011 aims to
ensure that new residential development does not lead to ‘unacceptable
visual intrusion or loss of privacy, sunlight and daylight’. The New Residential
Development Design Guide Supplementary Planning Document requires
adequate standards of privacy for existing residents and satisfactory living
environment for future occupiers of developments.
5.25

5.26

Concerns have been expressed by some local residents in relation to the
potential impact on the amenity and privacy of existing residents within Edwin
Close and at number 3 Woburn Sands Road.
In terms of number 3 Woburn Sands Road, the nearest part of the proposed
development (plot 1) would be located some 15 metres from its boundary,
and some 30 metres from the side elevation of that neighbouring property.
This significantly exceeds the recommended 22 metre back to back distance,
and 13.7 metres rear to flank distances outlined in the New residential Design
Guide Supplementary Planning Document. Plot 1 would have only one first
floor side bathroom window facing number 3 Woburn Sands Road. Given the
distance from the boundary, it is considered that the development would not
have an overbearing impact or lead to a harmful loss of privacy currently
enjoyed by the occupants of this property.
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5.27 Although the front elevations of the proposed dwelling would face towards the
rear elevations of properties within Edwin Close, the window to window
distances between the properties would be greater than those described in
relation to 3 Woburn Sands Road (over 40 metres). This significantly
exceeds the recommended 22 metre back to back distance, and 13.7 metres
rear to flank distances outlined in the New residential Design Guide
Supplementary Planning Document. Due to the distance between the
existing development within Edwin Close, it is considered that there would not
be an adverse impact on the privacy, amenity, or amount of daylight currently
enjoyed by those neighbouring residents.
5.28 There are no other residential properties which directly adjoin the site. Overall
the proposed development would comply with saved policy D1 (iii) of Milton
Keynes Local Plan 2001 – 2011 and Section 7 of the National Planning Policy
Framework 2012.
5.29 Highway safety and parking standards
Saved Policy D1 (vi) of the Milton Keynes Local Plan 2001-2011 states that
planning permission will be refused for development that would be harmful
and result in an inadequate access and vehicle movement within the site.
5.30 The proposed development would use an existing access via Woburn Sands
Road. It is adequate for a development of this size. There were initial
concerns raised by the Council’s Highways Officer in relation to works which
appear to be proposed outside the application site. However, given these
works are not necessary to make the development acceptable, they have
since been removed from the scheme.
5.31 The Highways Officer also requested that a large vehicle tracking drawing be
provided to demonstrate that refuse could be collected from the site. This
was provided and satisfactorily demonstrates this. The drawings also show a
bin store area to the site frontage.
5.32 Saved Policy T15 of Milton Keynes Local Plan 2001-2011 state that the
development proposals should meet the parking requirements. The Parking
Standards 2016 Supplementary Planning Document provide more specific
advice on the amount of parking required for development.
5.33 The site is in Zone 4 as outlined in the Parking Standards 2016
Supplementary Planning Document. Each property would have 4 bedrooms,
and would therefore need to be provided with 3 allocated parking spaces (as
well as 0.33 unallocated spaces).
5.34 Officers can confirm that each property would be provided with a car port and
two parking spaces, in addition to 3 parking bays for visitors. This meets the
maximum parking standards outlined above, and would be acceptable in
those terms. The proposed level of off street parking would meet the needs
of the development, and the proposal would not lead to highway or pedestrian
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safety issues. The proposed development comply with saved Policies D1 (vi)
and T15 of the Milton Keynes Local Plan 2001-2011, and the aims of the
National Planning Policy Framework.
5.35 Drainage
Some concerns have been raised by local residents over the potential for
increase surface water runoff and flooding as a result of the development.
5.36 However, the Strategic Flood Management officer is satisfied that a surface
water drainage solution can be provided on site which will ensure the
proposed development does not increase flood risk either on site or off site. It
is recommended that a condition for a surface water drainage strategy is
included on any planning permission.
5.37 There is nothing before officers to come to a different view on this matter. It is
also considered necessary to include a condition on any planning permission
for finished ground levels details, both in relation to surface water drainage,
as well from a visual amenity perspective.
5.38 Subject to the suggested conditions, it is considered that the proposed
development would comply with saved Policy D1(ii) of the Milton Keynes
Local Plan 2001-2011 and the aims and objectives of the National Planning
Policy Framework 2012 in this regard.
5.39 Ecology
The application has been accompanied by an Ecological Survey.
The
Ecology Survey Report found no evidence of badgers and no reptiles and
amphibians were recorded. Also there was no evidence of bats found in any
of the buildings, which were of low or negligible potential to support roosting
bats. The report stated that the demolition of the buildings would not require a
licence from Natural England.
Further survey work is therefore not
considered necessary in this case.
5.40 In accordance with saved Policy NE3 of the Milton Keynes Local Plan 20012011 and the National Planning Policy Framework the Ecology report
suggests some biodiversity improvements in the form of built in bird boxes.
It is recommended that full details of these features can be secured through
the imposition of planning conditions on any planning permission. The
Countryside Officer agrees with these recommendations, as does the case
officer.
5.41 The development would accord with advice contained under paragraph 109 of
the National Planning Policy Framework which seeks new development to
provide biodiversity enhancements, and the saved Policies NE2 and NE3 of
the Milton Keynes Local Plan 2001-2011.
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5.42 Conclusion
Subject to the imposition of conditions on any planning permission, the
proposed development would be not have a detrimental impact on the
character and appearance of the street scene or surrounding area, the
amenity of neighbouring residents, highway safety, and adequate off street
parking would be provided. The proposal would not lead to a harmful impact
on protected species or lead to an increased risk of surface water runoff
within the locality.
6.0

CONDITIONS
(The conditions that need to be imposed on any planning permission for this development to
ensure that the development is satisfactory. To meet legal requirements all conditions must
be Necessary, Relevant, Enforceable, Precise and Reasonable)

1.
The development hereby permitted shall be begun before the
expiration of three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)
2.
The external materials to be used in the development shall be in
accordance with samples to be submitted to and approved in writing by the
Local Planning Authority before any work is commenced.(M03)
Reason: To ensure that the development does not detract from the
appearance of the locality, and to accord with saved Policy D2 (iv) of the
Milton Keynes Local Plan 2001-2011.
3.
All existing trees, woodlands and hedges to be retained are to be
protected according to the provisions of BS 5837: 2012 'Trees in relation to
design, demolition and construction - Recommendations' All protective
measures especially the fencing and ground protection must be put in place
first, prior to any other work commencing on site (this includes vegetation
clearance, ground-works, vehicle movements, machinery / materials delivery
etc.) The fencing shall be of the same specification as that depicted in the
submitted RGS Pre-development Tree Survey Report by Robert Yates, the
stabiliser struts and feet being fixed in position with 50mm x 50mm square,
600mm long wooden stakes.
Signs informing of the purpose of the fencing and warning of the penalties
against destruction or damage to the trees and their root zones shall be
installed at minimum intervals of 10 metres and a minimum of two signs per
separate stretch of fencing.
Once erected the local authority tree officer shall be notified so the fencing
can be inspected and approved.
The Root Protection Area (RPA) within the protective fencing must be kept
free of all construction, construction plant, machinery, personnel, digging and
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scraping, service runs, water-logging, changes in level, building materials and
all other operations, personnel, structures, tools, storage and materials, for
the duration of the construction phase.
The developer shall submit details of the proposed layout and general
arrangements of the site in relation to the trees to be retained. In particular
details of storage areas including what substances will be stored and where,
locations of car parking, welfare facilities, cement plant, fuel storage and
where discharge, filling and mixing of substances will take place. The details
should include site levels to enable risks posed to trees to be quantified. The
RPA will be amended as the arboriculture officer feels appropriate after taking
account of the details submitted.
No fire shall be lit such that it is closer than 20 metres to any tree or that
flames would come within 5 metres of any part of any tree.
Earthworks, level changes, service runs, foundations and all other works
involving excavation should not be located within the root protection areas.
Earthworks, level changes, service runs, foundations and all other works
involving excavation should not be located within the root protection areas.
Reason: To ensure that all existing trees to be retained are not harmed or
damaged during construction, and to accord with saved Policy D2 (v) of the
Milton Keynes Local Plan 2001-2011.
4.
Prior to commencement of works on site, construction details for areas
of raised construction, nil-excavation hard surfacing adjacent to tree T8,
which are specifically tailored to this site context and which grade smoothly
into adjacent levels, shall be submitted to and approved in writing by the
Local Planning Authority.
The development shall be carried out in
accordance with the approved details.
Reason: To ensure that all existing trees to be retained are not harmed or
damaged during construction, and to accord with saved Policy D2 (v) of the
Milton Keynes Local Plan 2001-2011.
5.
Prior to first occupation of the development, full details of new tree
planting and a hard and soft landscaping scheme, shall be submitted for
approval and shall include full details of tree/plant sizes, species, planting
locations, planting spacing's, pre-planting ground preparations, planting
method and long term maintenance. Also where appropriate details of root
deflection barriers and permanent protective measures against compaction,
impact, de-icing salt etc. Particular attention should be paid to ensuring the
trees are planted in a sufficient quantity of high quality growing medium, to
ensure their quick establishment and the early provision of maximum benefit
to the locality. Species choice should take account of local conditions and
size / spread at maturity. The landscape and tree planting scheme shall be
carried out in accordance with the approved details within the first planting
season following completion of the development.
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Reason: In the interests of the visual amenity of the locality and to mitigate
against the visual impact of the development, and to accord with saved Policy
D2 (v) of the Milton Keynes Local Plan 2001-2011.
6.
Prior to the first occupation of the dwellings hereby approved, details of
the proposed boundary treatment of the site (including the type and height of
any walls or fences) shall be submitted to and approved in writing by the
Local Planning Authority. The approved boundary treatment shall be carried
out as approved prior to first occupation of any part of the development.
Reason: To protect the amenities of the locality and safeguard the privacy of
neighbour, and to accord with saved Policy D1 (iii) of the Milton Keynes Local
Plan 2001-2011.
7.
Pursuant to the Town and Country Planning General Permitted
Development Order 2015 or any Statutory Instrument revoking or re-enacting
that Order, the provisions of (Article 3) part 1 of Schedule 2 to the said Order
(relating to Class A, Class B, Class D, Class E and Class F) shall not apply to
any dwelling to which this permission relates and no such development shall
be carried out without the permission of the Local Planning Authority being
first obtained.
Reason: In the interests of the visual amenity of the area, to ensure adequate
off street parking is provided, and to ensure adequate living conditions are
maintained for the future occupants of the development.
8.
Prior to commencement of the development, the type and location of
bird nesting bricks to be used in the development hereby approved, shall be
submitted to and approved in writing by the Planning Authority. The
development shall be carried out in accordance with the approved details.
Reasons: To provide a net gain for biodiversity within the development as
required by paragraph 109 of the National Planning Policy Framework.
9.
Prior to commencement of development, details of a surface water
drainage system for the site shall be submitted to and approved in writing by
the Local Planning Authority. The drainage works shall be constructed in
accordance with the approved details prior to first occupation of the
development.
Reason: To ensure satisfactory and sustainable surface water drainage to
prevent the increased risk of flooding on or off site, and to accord with saved
Policy D1 (ii) of the Milton Keynes Local Plan 2001-2011.
10.
Details of the proposed finished floor levels of all buildings and the
finished ground levels of the site, in relation to existing site levels of
surrounding property, shall be submitted to and approved by the Local
Planning Authority before any work commences. The development shall be
carried out in accordance with the approved levels details.
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Reason: To ensure satisfactory and sustainable surface water drainage to
prevent the increased risk of flooding on or off site, and to accord with saved
Policy D1 (ii) and (iii) of the Milton Keynes Local Plan 2001-2011.
11.
Prior to the occupation of the development hereby permitted the car
parking area shown on the approved drawings shall be constructed, surfaced
and permanently marked out. The car parking area so provided shall be
maintained as a permanent ancillary to the development (including car ports)
and shall be used for no other purpose thereafter.
Reason: To ensure adequate parking provision at all times so that the
development does not prejudice the free flow of traffic or the safety on the
neighbouring highway. To comply with saved Policy T15 of the Milton Keynes
Local Plan 2001 - 2001 and the aims of the National Planning Policy
Framework.
12.
A Construction Environmental Management Plan (CEMP) shall be
submitted to and approved in writing by the Local Planning Authority prior to
the commencement of works. This should detail how contractors will
minimise impacts of noise, dust and vibration to residents, and to adhere to
the following hours of working:a)
b)
c)

Monday - Friday: 08:00 to 18:00 Hours
Saturday - 08:00 to 13:00 Hours
Sunday and Bank Holiday - No working at all"

Reason: To ensure satisfactory and sustainable surface water drainage to
prevent the increased risk of flooding on or off site, and to accord with saved
Policy D1 (iv) of the Milton Keynes Local Plan 2001-2011.
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Appendix to 16/01377/FUL
A1.0 RELEVANT PLANNING HISTORY

(A brief outline of previous planning decisions affecting the site – this may not include every
planning application relating to this site, only those that have a bearing on this particular
case)

A1.1 07/01106/FUL
Proposed regularisation of the change of use to allow the parking of three
lorries.
Permission 05.10.2007
16/00524/FUL
Demolition of existing house and associated workshop. The erection of 5
residential dwellings and detached car ports, the formation of a new access
road with unallocated parking bays, 1.8 metre high boundary fencing and soft
landscaping
Withdrawn 26.04.2016

A2.0 ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)

A2.1 None
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A3.0

CONSULTATIONS AND REPRESENTATIONS
(Who has been consulted on the application and the responses received. The following are a brief description of the comments made. The full
comments can be read via the Council’s web site)

Comments
A3.1

Officer Response

Cranfield Airport
No representation received at the time of writing this report. N/A
Any comments received will be discussed at the Panel
meeting.

A3.2

Parish Council - Bow Brickhill
Discussed at the Parish Council meeting on the 09/06/2016.
Bow Brickhill Parish Council made objections which (in
summary) related to the following issues:
1. The proposed site is divided by the Settlement Boundary
very clearly defined within the Milton Keynes Local Plan
(2001-2011). Whilst the plot marked No1 is within the
Settlement Boundary, plots 2, 3, 4 and 5 are outside the
boundary and therefore on land listed as S10 Open
Countryside. Contrary to Policy S10.

This issue is dealt with in paragraphs 5.1 to 5.16 of this
report. It is considered that the proposal complies with the
sustainable development principles outlined in the NPPF.

2. Bow Brickhill is identified as a “selected village” in the
Settlement Hierarchy within the Core Strategy, and that no
new allocations will be sought for new housing. Therefore
further development outside of the Settlement Boundary
and within the area defined as Open Countryside is
currently unnecessary.

As outlined in the above paragraphs, the Council’s 5 year
land supply shortfall is considered to be District wide,
irrespective of whether Bow Brickhill has met its own
housing targets.
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3. Councillors noted the close proximity of the proposed
homes that if constructed would result in a cramped and
very cluttered development.
4. Lack of detail within the application for site drainage and
how the development proposes to incorporate the additional
capacity into the already overloaded sewage system that
runs along Station Road.
5. Reference to the Parish Council not being made aware
of pre-application advice given.

A3.3

As noted in paragraph 5.20, officers consider that the
proposal would lead to a more spacious appearance when
compared to other residential development in the locality
(Edwin Close)
This can be controlled by way of condition is planning
permission is granted, as supported by the Strategic Flood
Management Officer. See section 6 (Condition 9).
Pre-application advice was given under reference
15/02145/PRESMA. The pre-application advice is contained
within the Design and Access Statement and is therefore
publically available within the submitted documentation.

Ward - Danesborough And Walton - Cllr D Hopkins
No representation received at the time of writing this report.
Any comments received will be discussed at the Panel
meeting.

A3.4

Ward - Danesborough And Walton - Cllr Bramall
No representation received at the time of writing this report.
Any comments received will be discussed at the Panel
meeting.

A3.5

Ward - Danesborough And Walton - Cllr V Hopkins
No representation received at the time of writing this report.
Any comments received will be discussed at the Panel
meeting.
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A3.6

Highways Development Control
Application site boundary
The red line application boundary should include access to
a public highway, as currently shown it stops short of this. This is dealt with in paragraph 5.30 of this report.
The red line should therefore be amended.
Parking
Under the council’s adopted parking standards the parking Noted.
requirement for each 4 bedroom unit is 3 allocated parking
spaces and 0.33 unallocated parking spaces (zone 4
location). Therefore the unallocated parking requirement is
a total of 2 spaces.
I am generally not in favour of extensive use of car ports Future planning applications, if submitted will be judge on
when there is a demand for garages in larger homes. There their own merits.
Permitted Development Rights are
is a strong likelihood that once constructed the council will proposed to be removed – see section 6 (Condition 7).
receive many subsequent planning applications for
insertions of garage doors and other changes as I would
expect a condition attached / permitted development rights
removed.
It is also a generally poor layout of parking where cars are
separated into more than one location within the individual Noted. However, given that the access road would be a culplots as is the case with plots 2, 3 and 4. For these plots two de-sac, it is not considered to raise any highway safety
independent spaces could be provided to the front of the issues in this case.
unit with the third space provided in front of a garage.
On an individual plot basis, I also add my comments are as
follows:
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Plot 1: Change the car port into a garage and step it further
into the plot and provide 3 open on plot parking spaces.
Plot 2: Landscaped area is edging towards the access for
the car port, making access awkward.
Plot 5: make the access road wider around this plot, as
reversing from the parking spaces is quite restricted.
Access
Plots 4 and 5 exceed waste carry distances and I am This is dealt with in paragraph 5.31 of this report. Tracking
concerned that vehicles will stop on Woburn Sands Road or has been provided on the plans.
reverse onto it. There is space on site between plots 3 and
4 and towards plot 5 to create a turning head suitable for
waste vehicles to turn on site. This will probably involve a
slight alteration to the position of the dwellings on the site
and alteration to the plot’s front boundaries. The turning
head will need to be tracked using dimensions of our waste
vehicle (waste vehicle and turning head dimensions are
available on request).
A granite sett rumble surface is shown on the plans but it is This is dealt with in paragraph 5.30 of this report.
not clear what the purpose of this is as it doesn’t extend
around the full radius of the junction. The designer will need
to provide a response regarding this.
A small radius should be added where the access road
meets Haynes Close (in the area around the bin collection
point).
Following submission of a Vehicle Tracking Plan, the This is dealt with in paragraph 5.30 of this report.
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Highways Officer agrees that large vehicle tracking is now
acceptable. Still raises concerns over the red line not
meeting the highway.
A3.7

Landscape Architect
See section 6 (Condition 5).
In summary, if approved, the application should be subject
to a condition for a full landscape scheme.

A3.8

Landscape Services Manager – Trees
See section 6 (Conditions 3, 4 and 5).
In summary, no objection subject to conditions relating to
the following:
1. Tree protection measures;
2. Construction details for areas of raised construction
(levels);
3. New tree planting details.

A3.9

MKC Urban Design
Noted.
No objection to the development although suggests a few
minor amendments as follows:
Amendments were made to the distribution of materials on
In terms of materials, whilst the weather boarding on the front elevation for plot 1. See section 6 (Conditions 2
the elevations seems to be an attempt to reflect an and 5).
agricultural building its application to the façade is
unbalanced. It would improve the front elevation if it
was symmetrical.
It is my view that the building should either be
designed to look like a converted agricultural building
or not, adding weather boarding to the elevation
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confuses the elevation as the building neither looks
like an rural barn or the local residential context.
The site could allow for more visual interest through
the careful use of detailing, where this is appropriate
to the character of the area.
The West boundary of the site that addressed open
countryside need to be softened with landscaping.
I’d like to see sample materials.
A3.10 Archaeologist
Noted.
The proposal has been assessed the proposal against the
known archaeological resource as contained in the MK
Historic Environment Record (HER). In conclusion I am
pleased to state that although it is within a Heritage Interest
Area the proposed development itself is not regarded as
being of significant potential archaeological impact. As such
it is, in my view, unnecessary to conduct any predetermination archaeological investigation nor do I wish to
recommend an archaeological condition in respect of the
site.
N/A
A3.11 Anglian Water
No representation received at the time of writing this report.
Any comments received will be discussed at the Panel
meeting.
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A3.12 Countryside Officer
See section 6 (Condition 5 and 8).
In summary, no objection subject to condition for the
following:
Precautions to mitigate harm to protected animals
should be conditioned.
The type of bird nesting brick along with their
locations will need to be submitted to the Planning
Authority for approval.
A landscaping plan that includes a proportion of
native tree and shrub species needs to submitted to
the Planning Authority for approval.
A3.13 Environmental Health
No representation received at the time of writing this report.
Any comments received will be discussed at the Panel
meeting.
However, the following comments were received under the
withdrawn application 16/00524/FUL:
See section 6 (Condition 12).
“This will require controls during demolition and construction
Construction: A Construction Environmental Management
Plan (CEMP) should be submitted to Milton Keynes Council
for approval prior to the commencement of works.
Contractors would be expected to minimise impacts of
noise, dust and vibration to residents, and to adhere to the
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following hours of working:a)
Monday – Friday: 08:00 to 18:00 Hours
b)
Saturday – 08:00 to 13:00 Hours
c)
Sunday and Bank Holiday – No working at all”
A3.14 Strategic Flood Management Officer (LLFA)
See section 6 (Condition 9).
Is satisfied that a surface water drainage solution can be
provided on site which will ensure the proposed
development does not increase flood risk either on site or
off site.
If minded to approve the application requests that a
condition along the lines of the following is included please:
Condition
Prior to commencement of development, details of a surface
water drainage system for the site shall be submitted to and
approved by, the Local Planning Authority. The drainage
works shall be constructed in accordance with the approved
details prior to first occupation of the development.
Reason
To ensure satisfactory and sustainable surface water
drainage to prevent the increased risk of flooding on or off
site.
A3.15 Local Residents
The occupiers of the following properties were notified of the
application:
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2 Edwin Close Bow Brickhill Milton Keynes
1 Haynes Close Bow Brickhill Milton Keynes
2 Haynes Close Bow Brickhill Milton Keynes
3 Haynes Close Bow Brickhill Milton Keynes
2 Parkway Bow Brickhill Milton Keynes
3 Parkway Bow Brickhill Milton Keynes
4 Haynes Close Bow Brickhill Milton Keynes
1 Edwin Close Bow Brickhill Milton Keynes
3 Edwin Close Bow Brickhill Milton Keynes
4 Edwin Close Bow Brickhill Milton Keynes
3 Woburn Sands Road Bow Brickhill Milton Keynes
Representations were received from the occupants of The issues raised have been dealt with in section 5 of this
numbers 3 and 4 Edwin Close, and 3 Woburn Sands Road report.
with the following concerns/objections:
The site is outside the Bow Brickhill Neighbourhood
Plan.
Concerns over drainage and impermeable surface as
a result of the development – impact on the rear
gardens on Edwin Close.
Loss of privacy and overshadowing and proximity of
parking areas to neighbouring properties.
The ground levels are much higher now and has
been built up over many years.
Any new
development should reinstate the land to its ‘natural
level’.
Environmental and health concerns from existing
use.
Concerns over sewage system capacity.
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Application Number: 16/01094/FUL
Minor
Conversion of dwelling to two flats and demolition of garage
AT 171 Church Street, Wolverton, Milton Keynes
FOR Dr Boris Lankov
Target: 24th June 2016

Extension of time: 26th September 2016

Ward: Wolverton

Parish: Wolverton & Greenleys Town
Council

Report Author/Case Officer: Matthew Pearce
Contact Details: 01908 254819 Matthew.Pearce@Milton-keynes.gov.uk
Team Leader: Debbie Kirk DM Core Business Unit Manager
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk
1.0 INTRODUCTION
(A brief explanation of what the application is about)

1.1 The main body of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.2 This application is referred to the Development Control Panel for determination
as the application has received an objection from Wolverton and Greenleys
Town Council and from two neighbouring properties.
1.3 The Site
The application site contains a mid-terrace dwelling located on the southern
side of Church Street towards the western side of Wolverton. The dwelling is a
two storey brick built property which is currently a three bedroomed dwelling
house. To the rear is a residential garden with a single garage at the end,
beyond which is an access alley. The attached neighbour to the east is 169
Church Street which is a two storey dwelling house. The attached neighbour to
the west is 173 Church Street which is also a two storey dwelling house. The
local area is predominantly residential in character, there are however some
commercial properties in the local vicinity such as a Funeral Directors and a
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Methodist Church. The application site lies within Wolverton Conservation
Area. Parking for the three bedroom dwelling is currently on street as is
common in this area of Wolverton.
1.4 The Proposal
The application seeks planning permission for the conversion of a single
dwelling into two flats, 1x one bedroomed flat on the ground floor level and 1x
two bedroomed flat on the first floor. The application also seeks permission for
the demolition of the garage and two dwarf walls on either side to the rear of
the property. There are no external elevational alterations to the dwelling
proposed as part of the application, internally the flats will be accessed from
separate doors within the hallway. The application was accompanied by a
Design and Access Statement.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework (2012) paragraphs:
6,7,8 and 14 Presumption in Favour of Sustainable Development
17 Core Planning Principles
56,57,60,61,63, 64 Requiring Good Design
126-138 Conserving and enhancing the historic environment
39 Parking
123 Noise
Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended).
Section 72.
2.2 Local Policy
Core Strategy 2013
Policy CS13 - Ensuring High Quality Well Designed Places
Policy CS19 – The Historic and Natural Environment
2.3 Milton Keynes Local Plan 2001-2011 (Saved Policies)
Policy D1 - Impact of Development Proposals on Locality
Policy HE6 – Conservation Areas
Policy H10 – Subdivision of Dwellings and Houses in Multiple Occupation
Policy T15 - Parking Provision
2.4 Supplementary Planning Documents
Milton Keynes Parking Standards SPD 2016
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3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 Principle of Development
3.2 Impact of development on character and appearance of area, impact on
neighbouring properties and impact on parking provision
3.3 Impact on character and appearance of Conservation Area
4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

4.1 It is recommended that planning permission be granted subject to the
conditions set out in Section 6.0 of this report.
5.0

CONSIDERATIONS
(An explanation of the main issues that have led to the officer Recommendation)

5.1

Principle of Development
Saved Policy H10 of the Milton Keynes Local Plan 2001-2011 allows for the
subdivision of dwellings so long effective measures are proposed to minimise
noise and disturbance; off street parking and manoeuvring is provided to
meet the Council’s standard and if on street parking is necessary, it would not
result in unacceptable congestion in the surrounding area; adequate outdoor
space is available for bin storage and a drying area; and the proposal would
not adversely affect the character of the surrounding area or lead to an
unacceptable concentration of flats or houses in multiple occupation within
the area. The sub-division of the property would be acceptable in principle
subject to the criteria set out under Saved Policy H10 of the Milton Keynes
Local Plan 2001-2011 being satisfied.

5.2

Impact of development on character and appearance of area, impact on
neighbouring properties and impact on parking provision
Saved Policy H10 of the Milton Keynes Local Plan 2001-2011 allows for the
subdivision of dwellings so long as the following criteria are satisfied:
“(i) Effective measures are proposed to minimise the effects of noise and
disturbance
(ii) Off street parking provision and manoeuvring space is provided to meet
the Councils standards, or if on-street parking is necessary, it would not result
in unacceptable congestion in the surrounding area
(iii) Adequate outdoor space is available for bin storage and a drying area
(iv) The proposal would not adversely affect the character of the surrounding
area or lead to unacceptable concentration of flats or houses in multiple
occupation within the area”
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5.3

(i) Noise mitigation measures
The proposal would result in some sensitive rooms in the neighbouring
properties, No’s. 169 & 173 Church Street, being adjacent to other rooms in
the proposed flats which may generate noise. This includes bedrooms in both
neighbouring properties being adjacent to the living/dining room/kitchen of the
first floor flat. As such, noise mitigation measures have been included within
the proposal to ensure the neighbouring properties are not adversely affected
by noise and disturbance. These measures include sound proof lining of party
walls, between the application property and the neighbouring properties No’s.
169 & 173 Church Street, where sensitive rooms attach to rooms which may
generate noise. The noise insulation to the floor and ceiling between the two
proposed flats will be subject to Part E of the Building Control Regulations,
however the details include this insulation measure as noise can be
transmitted from the floor to the party walls. A condition should be included on
any planning permission which is granted to ensure that the proposed noise
mitigation measures, for both between floors and between neighbouring
properties, are implemented prior to the first occupation of the flats.
The proposed scheme would therefore accord with Saved Policy H10 (i) of
the Milton Keynes Local Plan 2001-2011.

5.4

(ii) Parking provision
In accordance with the Milton Keynes Parking Standards (SPD) 2016, the
application site falls within parking Zone 3 and therefore two allocated parking
spaces are required, one parking space for each property. Under the Milton
Keynes Parking Standards (SPD) 2016 garages do not form part of the onplot parking provision. As such, the existing three bedroom dwelling does not
have any on-plot parking provision and on street parking is used, as is
common in this area of Wolverton. The proposed scheme will create one onplot parking space to the rear of the property through the demolition of the
existing garage. This parking provision would be accessed via the rear alley
which connects to Anson Road and Jersey Road. Whilst the proposed
scheme does not include the creation of two on-plot parking spaces, the
proposal does result in more on-plot parking provision than currently occurs at
the existing dwelling. This is considered to be acceptable by the Highways
Engineer as it results in one of the two parking spaces being taken off the
street and thus reducing the amount of on street parking. The remaining on
street parking provision would not cause any additional congestion given that
the existing parking provision is all on street parking. A condition should be
imposed on any planning permission granted to ensure the parking provision
is provided and laid out prior to the first occupation of the flat.
Cycle storage has been proposed in the form of a bike storage shed in the
retained rear garden of the property. This will provide a secure area for cycle
storage which can be accessed by the occupants of the flats. A condition
should be imposed on any planning permission granted to ensure the cycle
storage is provided prior to the first occupation of the flats.
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The proposed scheme would therefore accord with Saved Policy H10 (ii) of
the Milton Keynes Local Plan 2001-2011.
5.5

Outdoor space with adequate bin storage
The proposal will retain the existing residential garden to the rear of the
application site. This is of a sufficient size to accommodate a drying area and
bin storage in the rear garden. Bin storage is also proposed to the front of the
property. Adequate bins storage would encourage the occupiers of the two
flats to properly store rubbish rather than litter the local area. A condition
should be included in any permission for details of the bin storage to be
provided and discharged prior to the occupation of the two flats.
The proposed scheme would therefore accord with Saved Policy H10 (iii) of
the Milton Keynes Local Plan 2001-2011.

5.6

Concentration and the Impact on character of area
When calculating the concentration of flats and houses in multiple occupation
within a 50 metre radius, the calculation carried out is on the basis of the
proposed one bedroom flat and one two bedroom flat in accordance with the
guidance in the Houses in Multiple Occupation Supplementary Planning
Document, 2012. From the available information there are 9 existing one bed
flats, 8 existing two bed flats, no lettable rooms in houses of multiple
occupation and 38 dwelling houses within the 50 metre radius. To retain the
character and appearance of the area, the Houses in Multiple Occupation
Supplementary Planning Document, 2012 requires the concentration of
Houses in Multiple Occupation and flats in the area to not exceed 35%. The
proposal for a one-bedroom flat and one two-bedroom flat would lead to a
concentration of approximately 16%. As this is below the 35% given in the
Supplementary Planning Document, it is considered that the proposed subdivision would not lead to an over-concentration of Houses in Multiple
Occupation or Flats to the detriment of the character and appearance of the
area.

5.7

The proposed scheme would therefore accord with Saved Policy H10 (iv)of
the Milton Keynes Local Plan 2001-2011.

5.8

Impact on character and appearance of Conservation Area
In accordance with section 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990, special attention has been paid to the
desirability of preserving or enhancing the character and appearance of the
conservation area. Saved policy HE6 (Conservation Areas) of Milton Keynes
Local Plan 2001-2011 states “development proposals within or affecting the
setting of a Conservation Area should preserve or enhance the character and
appearance of the area”.

5.9

The application proposals would not result in any external elevational
alterations to the external appearance of the building. However, there would
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be an intensification of the use of the site due to the sub-division of the
property. The existing garage and adjacent dwarf walls to the rear of the
application site are proposed to be demolished in order to create one on plot
parking space. The garage is a later addition which is of poor design and
does not positively contribute to the character of the Conservation Area, the
demolition of the garage will and retention of an area of hardstanding would
enhance the character and appearance of the Conservation Area.
5.10 The proposed conversion of the existing dwelling house into two flats with no
external alternations and the demolition of the garage and adjacent dwarf
walls and retention of an area of hardstanding would accord with saved Policy
HE6 of Milton Keynes Local Plan 2001-2011and section 72 of the Planning
(Listed Buildings and Conservation Areas) Act 1990.
5.11 Other matters
An objection has been raised on the grounds that previous applications for
Houses in Multiple Occupancy have been refused. Each application is
determined upon its own merits and the radius of each property will be slightly
different so that their concentration calculation may differ. The calculation of
concentration requires a 50 metre buffer and each property will have a slightly
different buffer and therefore a slightly different concentration calculation.
5.12 An objection has been raised that the proposal would result in adverse impact
on the infrastructure of the local area. Due to the small scale of the proposal,
creating two dwellings from one dwelling, it is considered that the proposal
would not result in such a substantial increase in the population that the local
infrastructure could not cope. As such the proposal would not cause adverse
impact on the infrastructure of the local area.
5.13 An objection has been raised on the grounds that the proposal will result in a
loss of community due to the occupants of the flat likely to be renting for short
periods of time. The objector also raises a concern that the proposed flats
may be used to house whole families rather than individuals or couples.
Guidance within the National Planning Policy Framework 2012 and Saved
Policy H9 of the Milton Keynes Local Plan set out the need for a range of
housing types and sizes to meet the needs of different members of the
population. The reasoning for this is to create balanced local communities
and avoid social polarisation between areas. Whilst the proposed flats may
have short term tenancies, there is no indication whether this may occur or
not within the submitted application, it is important a variety of housing is
provided to meet the needs of different members of the community. The
proposed flats could provide accommodation for a family unit, a couple or
individuals and as such can accommodate the needs of different members of
the community.
5.14 Conclusion
The proposed scheme has effective noise mitigation measures which ensure
the neighbouring properties are not affected by noise and disturbance. The
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proposed scheme also provides allocated parking and cycle storage facilities
as well as bin storage and sufficient outdoor space for the proposed flats. The
character of the area is considered to not be adversely affected by the
proposed scheme as the concentration does not exceed the 35% threshold
as set out by the Houses in Multiple Occupation Supplementary Planning
Document 2012. The proposed scheme does not include any external
alterations to the dwelling itself but does include the demolition of a modern
garage. The proposed scheme preserves the character and appearance of
the conservation area and is in accordance with saved Policy HE6 of Milton
Keynes Local Plan 2001-2011and section 72 of the Planning (Listed Buildings
and Conservation Areas) Act 1990. It is recommended that planning
permission be granted subject to the conditions set out in Section 6.0 of this
report.
6.0

CONDITIONS
(The conditions that need to be imposed on any planning permission for this development to
ensure that the development is satisfactory. To meet legal requirements all conditions must
be Necessary, Relevant, Enforceable, Precise and Reasonable)

1. The approved development shall be carried out in accordance with the
following drawings/details:
1717CS/16/100/B Location and Block plans, proposed and existing elevations
and plans as electronically registered on 5th September 2016
Bicycle storage details (Shedstore shire wooden bike shed) as electronically
registered on 5th September 2016
Reason: For the avoidance of doubt and in accordance with the requirements
of The Town and Country Planning (General Development Procedure)
(Amendment No. 3) (England) Order 2009.
2. The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)
2. No part of the development hereby permitted shall be occupied until the
parking area has been laid out and surfaced in accordance with the hereby
approved plans. Thereafter the parking area shall only be used for the parking
of vehicles in connection with the development hereby permitted.
Reason: To ensure safe access to the site in accordance with the provisions
of saved policy H10 (ii) and T15 of the Milton Keynes Local Plan Adopted
2001 - 2011.
3. No part of the development hereby permitted shall be occupied until the
bicycle storage has been laid out in accordance with the hereby approved
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plans. Thereafter the bicycle parking area shall be retained in perpetuity for
use of the development
Reason: To ensure that adequate bicycle parking facilities are provided to
serve the development in accordance with saved policy T3 (v) of the Milton
Keynes Local Plan 2001-2011
4. No part of the development hereby permitted shall be occupied until the bin
storage areas have been laid out in accordance with the hereby approved
plans. Thereafter the bin storage area shall be retained in perpetuity for use
of the development
Reason: To ensure that adequate bin storage facilities are provided to serve
the development in accordance with saved policy H10 (iii) of the Milton
Keynes Local Plan 2001-2011
5. No part of the development hereby permitted shall be occupied until the
noise mitigation measures for both between floors and between neighbouring
properties has been carried out in accordance with the hereby approved
plans. The approved scheme shall be provided and be retained thereafter.
Reason: To ensure that the proposal does not adversely impact neighbouring
amenity in terms of noise and disturbance in accordance with saved policy
H10 (i) and D1 (iv)of the Milton Keynes Local Plan 2001-2011
Appendix to 16/01094/FUL
A1.0 RELEVANT PLANNING HISTORY

(A brief outline of previous planning decisions affecting the site – this may not include every
planning application relating to this site, only those that have a bearing on this particular
case)

A1.1 None
A2.0 ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)

A2.1 None
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A3.0

CONSULTATIONS AND REPRESENTATIONS
(Who has been consulted on the application and the responses received. The following are a brief description of the comments made. The full
comments can be read via the Council’s web site)

Comments
A3.1

Officer Response

Parish - Wolverton & Greenleys (Objection)
It was RESOLVED to object to this application as the plans Noted and discussed in paragraph 5.4
did not appear to indicate sufficient parking for the proposed
development
Ward - Wolverton - Cllr Miles (No comments received)

Noted

Ward - Wolverton - Cllr Middleton

Noted and discussed in paragraph 5.4

Correspondence was received from Councillor Middleton
outlining both his concerns and concerns raised by 173
Church Street. Councillor Middleton’s concerns were in
regards to parking.
Ward - Wolverton - Cllr Marland

Noted and discussed in paragraph 5.4

Correspondence was received from Councillor Middleton
outlining both his concerns and concerns raised by 173
Church Street. Councillor Marland’s concerns were in
regards to parking.
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A3.2

Local Residents
The occupiers of the following properties were notified of the
application:
2 Jersey Road, Wolverton
169, 173, 210, 212 & 214 Church Street, Wolverton

A3.3

Two third party objections were received from 173 Church
Street and another property on Church Street. The
objections were in regards to:
Impact on the area
Noted and discussed in paragraph 5.6
Impact on parking

Noted and discussed in paragraph 5.4

The loss of a local community as people are not likely to Noted and discussed in paragraph 5.13
stay in the properties for long
Impact on local infrastructure

Noted and discussed in paragraph 5.12

Impact in terms of noise, the kitchen of the first floor Noted and discussed in paragraph 5.3
apartment would be adjacent to the bedroom of No.173
Possibility of the flats being used to house whole families Noted and discussed in paragraph 5.13
rather than individuals or couples
Previous Houses in Multiple Occupancy in the local area Noted and discussed in paragraph 5.11
application have previously been refused
Increase in rubbish

Noted and discussed in paragraph 5.5
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APP

05

Application Number: 16/02181/ADV
Other
Advertisement consent for multiple signs, including 2 x fascia signs, 1 x
totem sign and 1 x banner sign
AT Foodstore South of, Texel Close, Oakridge Park
FOR Asda Stores Ltd
Target: 3rd October 2016
Ward: Stantonbury

Parish: Stantonbury Parish Council

Report Author/Case Officer: Allen Sacbuker
Contact Details: Allen.Sacbuker@milton-keynes.gov.uk
Team Leader: Debbie Kirk Development Management Core Business Unit Manager
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk
1.0

INTRODUCTION
(A brief explanation of what the application is about)

1.1

The main section of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together,
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public Access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.

1.2

The application is before the Members of the Panel at the request of
Councillor Walker.

1.3

The Site

1.4

The application site is located on the corner of Newport Road and Selkirk
Drive within the Oakridge Park development on the north east edge of Milton
Keynes. The site is bordered by a Country Park to the west, Stantonbury and
Bradville to the south and residential development to the north and east.

1.5

The site is accessed via Selkirk Drive and is located on a prominent corner. A
total of 530 dwellings were permitted under outline planning permission
05/01429/OUT and Reserved Matters consents for the detailed housing
layouts were permitted under 7 phases which are now fully constructed.
Under the original outline planning permission a mixed use Local Centre was
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permitted which included use classes A1-A5, B1 and D1.
1.6

Planning permission reference 12/02111/FUL permitted the completion of the
Local Centre comprising of one supermarket (use class A1), five mixed use
units (use classes A1, A2, A3, A5 and B1/D1), eight residential dwellings,
associated car parking and landscaping and 3 bus stops (2 on Newport Road
and 1 on Selkirk Drive). It is within this local centre that the application site is
located. The ASDA store the subject of this application has been constructed
under this permission.
Areas of Special Advertisement Control

1.7

Areas of Special Advertisement Control are areas which have been
specifically defined as such by the local planning authority because they
consider its scenic, historical, architectural or cultural features are so
significant that a stricter degree of advertisement control is justified in order to
conserve visual amenity within that area. Legislation requires that Areas of
Special Advertisement Control are to be rural areas or other areas which
appear to require special protection on grounds of amenity.

1.8

Two-thirds of Milton Keynes Borough is open countryside, and as such it is
protected, via a blanket approach, as an Area of Special Control of
Advertisements. The remaining third comprises the New City of Milton
Keynes.

1.9

In this case the application site is defined as an area of special advertisement
control. Since that designation, there has been a material change in
circumstances. The site has been identified in the Saved Milton Keynes
Local Plan 2001-2011 as a strategic housing site and local centre;
development which is now built out. The site can no longer therefore be
considered rural in character and the reason for designating the site as an
Area of Special Advertisement Control is no longer valid. The weight afforded
to the area of special advertisement control designation must therefore be
balanced against the material change in circumstances.

1.10 The Proposal
1.11 The proposal the subject of this application seeks Advertisement Consent
under The Town and Country Planning (Control of Advertisements) (England)
Regulations 2007 (as amended).
1.12 Advertisement consent was sought for signage to serve the ASDA store
under advertisement consents references 16/00877/ADV and 16/01690/ADV.
The applications were approved but reference 16/00877/ADV was subject to
a condition withholding permission for four of the signs for the following
reason:
1.13
The adverts, by virtue of their size (all), location (all) and levels of illumination
(L2 & T1) would create a proliferation of signage, dominant in the
surroundings and at odds with the residential character of the area. The
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adverts would be contrary to Saved Policy D1 (iii) of the Milton Keynes Local
Plan 2001-2011 and Policy CS13 of the Milton Keynes Core Strategy 2013.
1.14
This application proposes to amend the refused signage in order to address
the concerns previously raised. Specifically;
The roof sign (L2) has been relocated to the fascia of the building
facing Newport Road.
The totem sign (T1) at the junction of Selkirk Drive and Newport Road
has been reduced in height from 5 metres to 3 metres.
All illuminated signs have been reduced to 600 candelas per m2 to
accord with guidance.
The banner sign (MCS6) adjacent to the country park has been
removed.
However, the applicant has chosen to retain the banner sign adjacent
to Selkirk Drive
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework 2012
Paragraphs 11-16: Presumption in favour of sustainable development
Section 4: Transport
Section 7: Design
Paragraphs 186 &187: Positive approach to decision taking
Paragraphs 196 & 197: Determining applications
Paragraphs 203 and 206: Conditions
2.2 Local Planning Policy
Milton Keynes Core Strategy 2013
Policy CSA: Presumption in favour of sustainable development
Policy CS13: Ensuring High Quality, Well Designed Places
2.3 Milton Keynes Local Plan 2001-2011
Policy D1(iii, iv): Impact of Development Proposals on Locality
Policy D2A: Urban Design
2.4 Supplementary Planning Document
Outdoor Advertising Policy 2005
2.5 Other Guidance
Institute of Lighting Engineers Technical Note number 5 now Guidance Notes
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for the reduction of obtrusive light by the Institution of Lighting Professionals
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 Regulation 3 of The Town and Country Planning (Control of Advertisements)
(England) Regulations 2007 (as amended) requires that local planning
authorities control the display of advertisements in the interests of amenity and
public safety, taking into account the provisions of the development plan, in so
far as they are material, and any other relevant factors.
3.2 Unless the nature of the advertisement is in itself harmful to amenity or public
safety, consent cannot be refused. Therefore, the main issues to consider are:
i. Amenity
ii. Public safety
4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

4.1 It is recommended that Advertisement Consent be granted subject to the
conditions set out at section 6 of this report.
5.0

CONSIDERATIONS
(An explanation of the main issues that have led to the officer Recommendation)

5.1

Amenity

5.2

Saved Policy D2A (i) of the Milton Keynes Local Plan 2001-2011 (hereafter
referred to as the Local Plan) and Policy CS13 of the Core Strategy 2013
(hereafter referred to as the Core Strategy) require applications to be refused
where unacceptable visual intrusion will accrue as a result of development
proposals.

5.3

The adverts are all located within a local centre associated with a newly
constructed residential development located immediately adjacent. It is
therefore considered important to maintain an appropriate balance between
residential and commercial uses, particularly given their close proximity.

5.4

All of the proposed advertisements will be readily visible in the context of the
building and the surroundings given the exposed location of the building
within a local centre and adjacent to busy road junctions at the entrance to a
residential estate.

5.5

However, the sign previously proposed to be sited on the roof of the building
will now be located on the fascia of the building and is considered to be
appropriately proportioned in relation to the host building. The sign would be
visible but not overly intrusive in the surroundings.

5.6

Sign T1 is an externally illuminated (only the Asda logo) tri-post totem sign
which has been reduced in height from 5 metres to 3 metres. It would be
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located in a visually prominent position immediately adjacent to the junction of
Newport Road and Selkirk Drive. Whilst distant from the supermarket
building the sign would nevertheless be seen against the backdrop of the
building thus ensuring an appropriate visual link to the local centre. On that
basis the sign would not be out of character in the context of a local centre.
5.7

Sign MCS3 is over 6 metres in length. However, the sign is of a relatively low
height and its location around the perimeter of the site means it will be
softened by a previously approved landscaping scheme which includes the
planting of trees in strategic locations around the perimeter of the site. In
addition, the removal of another banner sign adjacent to the country park
ensures that previous concerns about a proliferation of advertisements are
quelled.

5.8

With regard to illumination, the Outdoor Advertising Policy Supplementary
Planning Document refers to the Institute of Lighting Engineers Technical
Note number 5 which gives recommendations for maximum luminance in
different types of areas. The Technical Note is now out of date having been
replaced by the ‘Professional Lighting Guide 05 – Brightness of Illuminated
Advertisements’ and Guidance notes for the reduction of obtrusive light by the
Institution of Lighting Professionals. These documents are the latest
nationally accepted guidance on such matters and advise that signs be no
more than 600 candelas per square metre in these locations.

5.9

The level of illumination proposed for the illuminated signs is now 600
candelas per square metre (reduced from 1000). The Environmental Health
Officer has been consulted and raises no objection to the scheme in terms of
light intrusion. The proposed level of illumination would be acceptable.

The applicant has also requested that the hours of illumination are increased
5.10 to allow a one hour buffer either side of opening hours. Given the site context
as described above this is not considered to represent an unreasonable
request and is recommended to be incorporated into a condition on any
advertisement consent as set out in section 6 of this report.
The proposed adverts would accord, from an amenity perspective, with Saved
5.11 Policy D2A (i) of the Milton Keynes Local Plan 2001 – 2011 and Policy CS13
of the Core Strategy.
5.12 Public safety
5.13 The Milton Keynes Outdoor Advertising Policy Supplementary Planning
Document and national planning practice guidance notes require highway
safety to be considered.
5.14 The signs are considered to be appropriately located and are of a scale not to
impinge on the local road network. The Highway Engineer has raised no
objection to the proposed signage subject to conditions being imposed on any
advertisement consent requiring luminance levels to not exceed the
recommended levels as set by the Institute of Lighting Professionals as
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outlined in paragraph 5.8 of this report. A condition should be imposed on any
advertisement consent to restrict luminance levels to 600 candelas. The
proposed signage is considered acceptable in this regard.
5.15 Conclusion
5.16 It is recommended that Advertisement Consent be granted subject to the
conditions set out at section 6 of this report.
6.0

CONDITIONS
(The conditions that need to be imposed on any planning permission for this development to
ensure that the development is satisfactory. To meet legal requirements all conditions must
be Necessary, Relevant, Enforceable, Precise and Reasonable )

1.

This permission shall be for a limited period of 5 years only, expiring on the
30th September 2021. On or before that date the advertisements shall be
removed and the building (land) reinstated.
Reason: To prevent an unsatisfactory form of permanent display.

2.

No advertisement is to be displayed without the permission of the owner of
the site on which they are displayed (this includes the highway authority, if the
sign is to be placed on highway land);
No advertisement is to be displayed which would obscure, or hinder the
interpretation of, official road, rail, waterway or aircraft signs, or otherwise
make hazardous the use of these types of transport;
Any advertisement must be maintained in a condition that does not impair the
visual amenity of the site;
Any advertisement hoarding or structure is to be kept in a condition which
does not endanger the public; and
If an advertisement is required to be removed, the site must be left in a
condition that does not endanger the public or impair visual amenity.
Reason: To prevent an unsatisfactory form of permanent display in
accordance with Saved Policy D2A (i) of the Milton Keynes Local Plan 20012011 and Policy CS13 of the Milton Keynes Core Strategy 2013.

3.

The illuminated advertisements hereby permitted shall at no time exceed 600
candelas unless otherwise agreed in writing by the Local Planning Authority
(supported by technical justification which should accord with Professional
Lighting Guide 05 – Brightness of Illuminated Advertisements’ and Guidance
notes for the reduction of obtrusive light by the Institution of Lighting
Professionals).
Reason: In the interests of visual and residential amenity and highway safety
in accordance with Policy D2A (i) of the Milton Keynes Local Plan 2001-2011
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and Policy CS13 of the Milton Keynes Core Strategy 2013.
4.

The illuminated adverts hereby permitted shall be switched off in their entirety
outside of the following hours; 05:00-00:00 Monday-Saturday and 09:0018:00 on Sundays.
Reason: In order to protect visual and residential amenity in accordance with
Saved Policy D1 (iii, iv) of the Milton Keynes Local Plan 2001-2011 and Policy
CS13 of the Milton Keynes Core Strategy 2013.
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Appendix to 16/02181/ADV
A1.0 RELEVANT PLANNING HISTORY

(A brief outline of previous planning decisions affecting the site – this may not include every
planning application relating to this site, only those that have a bearing on this particular
case)

A1.1 16/00877/ADV
Advertisement consent to 5 fascia signs, 12 freestanding signs and 4 vinyl
graphics to glazing (Signs L2, T1, MCS3 & MCS6 omitted by condition)
ADVERTISEMENT CONSENT GRANTED (Split decision) 02.08.2016
A1.2 16/01690/ADV
Advertisement consent for vinyl graphics to store cladding (south elevation)
ADVERTISEMENT CONSENT GRANTED 17.08.2016
A2.0 ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)

A2.1 None
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A3.0

CONSULTATIONS AND REPRESENTATIONS
(Who has been consulted on the application and the responses received. The following are a brief description of the comments made. The full
comments can be read via the Council’s web site)

A3.1

Comments

Officer Response

British Waterways

Noted

No comments to make
A3.2

Environmental Health Manager

Noted

No objection
A3.3

Parish - New Bradwell

Noted

No comments received
A3.4

Parish - Stantonbury

Noted

Object to the application on the grounds of a proliferation of
signage fronting Selkirk Drive.
A3.5

Ward - Wolverton - Cllr Miles

Noted

No comments received
A3.6

Ward - Wolverton - Cllr Middleton

Noted

No comments received
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A3.7

Ward - Wolverton - Cllr Marland

Noted

No comments received
A3.8

Ward - Stantonbury - Cllr Burke

Noted

No comments received
A3.9

Ward - Stantonbury - Cllr Petchey

Noted

No comments received
A3.10 Ward - Stantonbury - Cllr Walker

Noted

Called application in to be determined by Development
Control Panel.
A3.11 Local Residents

Noted

A site notice was placed at the entrance of the site and
the occupiers of the following properties
have been consulted:
20 Kerry Hill, Oakridge Park, Milton Keynes
9 Cheviot Gardens, Oakridge Park, Milton Keynes
16 Selkirk Drive, Oakridge Park, Milton Keynes
38 Selkirk Drive, Oakridge Park, Milton Keynes
5 Penning Close, Oakridge Park, Milton Keynes
At the time of writing this report one representation has
been received from the occupiers of 16 Selkirk Drive
objecting to the application on the grounds that the totem
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sign is in appropriately located in the context of a residential
area.
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APP

06

Application Number: 16/01657/FUL
Other
Demolition of existing rear conservatory and erection of single storey front
porch, single storey side conservatory, two storey rear extension and minor
elevational changes
AT 36 Lakes Lane, Newport Pagnell, MK16 8HR
FOR Mr & Mrs Macdonald
Target: 16th August 2016
Ward: Newport Pagnell North And
Hanslope

Parish: Newport Pagnell Town Council

Report Author/Case Officer: Mr Paul Bartos
Contact Details: 01908 258022 paul.bartos@milton-keynes.gov.uk
Team Leader: Debbie Kirk Development Management Core Business Unit Manager
Contact Details: 01908 252335 Debbie.Kirk@milton-keynes.gov.uk
1.0 INTRODUCTION
(A brief explanation of what the application is about)

1.1 The main body of the report set out below draws together the core issues in
relation to the application including policy and other key material
considerations. This is supplemented by an appendix which brings together
planning history, additional matters and summaries of consultees’ responses
and public representations. Full details of the application, including plans,
supplementary documents, consultee responses and public representations
are available on the Council’s Public access system www.miltonkeynes.gov.uk/publicaccess. All matters have been taken into account in
writing this report and recommendation.
1.2 This application is referred to the Development Control Panel for determination
as the applicant is the Chief Executive of the Milton Keynes Development
Partnership, an organisation with close ties with the Development Management
Department.
1.3 The Site
The site contains a detached four-bedroom house with three floors on the north
side of Lakes Lane in Newport Pagnell. The house was built following planning
permission being granted in the 1970s and extended to the west side following
planning permission granted in 1987. The dwelling is arranged across, three
levels with a split level ground floor which includes an integral garage and a
conservatory to the rear; a mid-level which includes 3 bedrooms and a
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bathroom with windows facing to the east; and an upper level which occupies a
large box dormer on the western roof slope of the house and includes a
bedroom, dressing area and en-suite bathroom and has windows facing to the
west. The house is faced in white painted render, has concrete roof tiles and
brown uPVC windows and doors.
1.4 To the south the house faces the street across an enclosed parking and
manoeuvring area. It has a set of wrought iron gates and fence to the front.
The fence is largely concealed by a substantial conifer hedge. To the north the
house has a rear garden approximately 35 metres deep. Beyond this is Bury
Fields; a large area of open space to the north of Newport Pagnell. A public
footpath, Newport Pagnell 018, runs past the rear of the site.
1.5 To the west is a neighbouring residential property, 38 Lakes Lane. The west
elevation of 36 Lakes Lane is approximately 2.5 metres at its closest from the
boundary with 38 Lakes Lane, the nearest part of this house lies a further 7
metres to the west. This house has a number of ground floor windows and a
first floor window facing 36 Lakes Lane. The boundary is marked by a two
metre fence. There are a number of trees on the 38 Lakes Lane side of the
boundary which provide some screening to the site although they are not
evergreen so this screening would depend on the season.
1.6 To the east is the other next door neighbour at 34a Lakes Lane. There is a flat
roof car-port structure joined to the west side of 36 Lakes Lane, the eastern
timber wall of which forms a boundary structure approximately 2.7 metres tall.
The main bulk of the house is approximately 3.5 metres from the boundary with
34a Lakes Lane with the house being approximately 2.5 metres further east.
34a Lakes Lane has a single first floor side facing window. The boundary
between the two properties to the rear of the car port is marked by a 2 metre
timber fence and, for some of the garden to the north a number of conifer trees
approximately 4 to 5 metres tall.
1.7 The house and the area affected by the development lie within Flood Zone 2.
1.8 Proposal
The application seeks planning permission for a variety of works.
Erection of a single-storey enclosed porch in the current location of an
open porch/ canopy. A new uPVC door is to be added to the front. The
front and side walls are to be faced with vertical cedar cladding.
Removal of an existing conservatory to the rear of the house.
Erection of a new conservatory, partially reusing the removed
conservatory, on the eastern side of the house. The conservatory would
be 2.033 metres wide and 3.8 metres deep. It would have a
polycarbonate mono-pitch roof joining the east elevation of the house at
a height of 3 metres and sloping down to eaves at 2.3 metres high. The
car port would be reduced in depth from 10.4 metres to 7.5 metres to
accommodate the conservatory.
The erection of a two storey rear extension 6.5 metres deep across the
full 9.5 metres of the main rear elevation of the existing house. The
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extension will include a new living room dining room and kitchen at
ground floor and accommodate an enlarged third bedroom, dressing
room and en-suite. The house will remain a four bedroom house. The
extension is to be faced in matching white painted rendered with
matching concrete roof tiles. It will also include a vertically clad cedar
section on the western half of its rear elevation and cedar cladding
panels on its western elevation.
New vertical cedar cladding is proposed for the 3 faces of the upper
floor dormer on the west facing roof slope.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework (2012)
Section 7 – Requiring Good Design
Paragraph 64
2.2 Local Policy
Core Strategy (2013)
Policy CS13 Ensuring High Quality, Well Designed Places
2.3 Milton Keynes Local Plan 2001-2011 (saved policies)
Policy D1 - Impact of Development Proposal on Locality
Policy D2 - Design of Buildings
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 - Principle of Development
- Design
- Impact on the Locality
4.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

4.1 It is recommended that planning permission be granted subject to the
conditions set out at section 6 of this report.
5.0

CONSIDERATIONS
(An explanation of the main issues that have led to the officer Recommendation)

5.1

Principle of Development
Saved policy D2 of the Milton Keynes Local Plan 2001-2011 allows for the
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extension of dwellings, as such the proposed development would be
considered, in principle to be acceptable. This policy also states that
extensions will only be permitted subject to considerations of design, scale
and siting which will be discussed in paragraphs 5.2-5.7.
5.2

Design
The extensions and alterations would be assessed relative to saved policy D2
of the Milton Keynes Local Plan 2001-2011. The relevant parts are as follows:
Development proposals for buildings will be refused unless they:
ii) Relate well to and enhance the surrounding environment
Saved policy D2 of the Milton Keynes Local Plan 2001-2011 also states that
‘The extension of existing buildings will only be permitted providing the scale
of the proposed extension does not detract from the character of the original
building.’

5.3

The proposed new porch and the addition of vertical cedar cladding are minor
alterations which relate well to the existing house and add some visual
interest in terms of materials, to the visual appearance of the dwelling.

5.4

The relocated conservatory is a relatively small scale addition to the side of
the dwelling, lying within what would be the footprint of the existing car port. It
would not detract from the character of the existing dwelling and would relate
well to the existing dwelling.

5.5

The two storey extension would be a substantial addition to the dwelling but
not out of scale with the existing house and its plot. The extension would
continue the roofline and the form of the main part of the original dwelling
including modern glazing and a cedar cladding detail to add visual interest.
The addition of new materials along with matching those already used on the
building would add visual interest to the substantial new surfaces and help the
new extension to relate well to the existing building.

5.6

Concern has been raised that the site would be visible from the rear from a
public footpath which runs along the back of the site in Bury Fields. The
proposed rear extension would not harm the appearance of the rear elevation
of the building and by removing the conservatory would be regarded as
simplifying the rear elevation more in line with the principles which informed
the original design of the house.

5.7

The proposed extensions would accord with saved policy D2 (ii) of the Milton
Keynes Local Plan 2001-2011.

5.8

Impact on Neighbouring Amenity
With regards to the impact on neighbouring amenity, the proposed extension
would be assessed relative to saved policy D1 of the Milton Keynes Local
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Plan 2001-2011, the relevant parts of which for this application are as follows:
Planning permission will be refused for development that would be harmful for
any of the following reasons:
iii) An unacceptable visual intrusion or loss of privacy, sunlight and daylight.
5.9

The two storey extension would lie largely to the side of the existing side
elevation of 34a Lakes Lane. Although this elevation has ground floor
windows these windows currently face a boundary fence and do not currently
provide a significant outlook. The extension would be approximately 6.5
metres from the west elevation of 34a Lakes Lane and generally to the
northwest. It is not considered that the extension would affect light to this
property to an unacceptable level due to the relative positions of the two
properties and the distances between them.

5.10 New first floor windows are to be added to the east facing elevation. One is to
be added further north on the existing east elevation and another will be on
the east elevation of the extension. The plans indicate that although the new
window on the existing elevation is to act as the second window to a
bedroom, it will be obscurely glazed. The window on the east elevation of the
extension is to serve a bathroom. Although there is already a clear glazed
window on the east facing first floor, this is actually to the front of 34a Lakes
Lane, the new windows would overlook the rear and side of 34a Lakes Lane.
It is recommended that a condition should be imposed on any planning
permission requiring that these two new windows be obscurely glazed and
have no opening parts below 1.7 metres above floor level of the rooms which
they serve.
5.11 Concern has been raised that the extension will adversely affect light to the
neighbouring property at 38 Lakes Lane. The extension would be
approximately 7 metres from the boundary with 38 Lakes Lane with its roof
sloping up away from the boundary. Light may be affected to 38 Lakes Lane
but only when the sun is relatively low in the sky to the east. The east
elevation of 38 Lakes Lane is a further 7 metres away and at this distance the
ground floor windows will not be significantly overshadowed by the proposed
extension.
5.12 Concern has also been raised regarding the new first floor window on the
proposed extension overlooking 38 Lakes Lane. This window would be
located 4 metres further back along the west facing elevation of the house
than the existing top floor windows but would also be approximately 1 metre
further from the boundary and 1 metre lower. It is not considered that this new
window would overlook 38 Lakes Lane to any greater extent than the existing
windows serving the top floor bedroom.
5.13 Subject to a planning condition requiring that the two new east facing
windows should be obscurely glazed with no opening no opening parts below
1.7 metres above floor level of the rooms which they serve, the proposed
extensions would accord with saved policy D1 (iii) of the Milton Keynes
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Local Plan 2001-2011.
5.14 CONCLUSIONS
The application has been assessed against local and national policies relating
to design and impact the locality and it is considered that the proposed
development would accord with the provisions of these policies. It is
recommended that planning permission be granted subject to the conditions
listed in section 6.
6.0

CONDITIONS
(The conditions that need to be imposed on any planning permission for this development to
ensure that the development is satisfactory. To meet legal requirements all conditions must
be Necessary, Relevant, Enforceable, Precise and Reasonable )

1.

The approved development shall be carried out in accordance with the
following drawings/details:
36LL/ SK17 electronically registered on 20th June 2016
36LL/ SK18 electronically registered on 20th June 2016
36LL/ SK19D electronically registered on 20th June 2016
36LL/ SK16E electronically registered on 20th June 2016
36LL/ SK09E electronically registered on 20th June 2016
36LL/ SK10E electronically registered on 20th June 2016
36LL/ SK13D electronically registered on 20th June 2016
36LL/ SK11D electronically registered on 20th June 2016
36LL/ SK12D electronically registered on 20th June 2016
36LL/ SK14D electronically registered on 20th June 2016
FLOOD RISK ASSESSMENT electronically registered on 20th June 2016
Reason: For the avoidance of doubt and in accordance with the requirements
of The Town and Country Planning (General Development Procedure)
(Amendment No. 3) (England) Order 2009.

2.

The development hereby permitted shall be begun before the expiration of
three years from the date of this permission.
Reason: To prevent the accumulation of planning permissions; to enable the
Local Planning Authority to review the suitability of the development in the
light of altered circumstances; and to comply with section 51 of the Planning
and Compulsory Purchase Act 2004. (D11)

3.

Notwithstanding the approved plans and particulars, the side -facing first floor
ensuite bathroom window on southeast-facing elevation, and the
northernmost side-facing first floor window serving bedroom 2 shall be
obscurely glazed to a level of obscurity of level 3 within the Pilkington range
of Textured Glass or equivalent and have no opening parts below 1.7 metres
from the floor of the room in which they are located. They shall not be altered
to clear glazing or have opening parts below 1.7 metres from floor level of the
room in which they are located thereafter.

(101)

Reason: To safeguard the amenity and privacy of the adjoining residential
occupiers in accordance with saved policy D1 (iii) of the Milton Keynes Local
Plan 2001-2011.
4.

Notwithstanding any details shown on the approved plans the external
materials to be used in the development shall be in accordance with samples
to be submitted to and approved in writing by the Local Planning Authority
before any work is commenced.(M03)
Reason: To ensure that the development does not detract from the
appearance of the locality.
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Appendix to 16/01657/FUL
A1.0 RELEVANT PLANNING HISTORY

(A brief outline of previous planning decisions affecting the site – this may not include every
planning application relating to this site, only those that have a bearing on this particular
case)

A1.1 04/00726/FUL
Single storey side extension
Permission 17.06.2004
15/01009/FUL
Change of use from residential dwelling (use class C3) to residential care
home (use class C2)
Permission 24.08.2015

A2.0 ADDITIONAL MATTERS
(Matters which were also considered in producing the Recommendation)

A2.1 None
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A3.0

CONSULTATIONS AND REPRESENTATIONS
(Who has been consulted on the application and the responses received. The following are a brief description of the comments made. The full
comments can be read via the Council’s web site)

Comments

Officer Response

A3.1

Cranfield Airport – none received

Noted

A3.2

Environment Agency – none received

Noted

A3.3

Footpath Officer- none received

Noted

A3.4

RAMBLE Ramblers Association – none received

Noted

A3.5

Parish - Newport Pagnell – responded 28th July 2016 stating Noted
no objections.

A3.6

Ward - Newport Pagnell North And Hanslope - Cllr A Geary Noted
Chair of Development Control Panel/Development Control
Committee

A3.7

Ward - Newport Pagnell North And Hanslope - Cllr Green –
Member of Development Control Panel

A3.8

Ward - Newport Pagnell North And Hanslope - Cllr Patey- Noted
Smith – none received

A3.9

Local Residents
The occupiers of the following properties were notified of the Noted
application:
25 Lakes Lane Newport Pagnell MK16 8HS

Noted
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27 Lakes Lane Newport Pagnell MK16 8HS
29 Lakes Lane Newport Pagnell MK16 8HS
38 Lakes Lane Newport Pagnell MK16 8HR
Bury View 34A Lakes Lane Newport Pagnell
A site notice was placed near the site on 27th July 2016
A3.10 One item of third party representation was received from 38 Noted
Lakes Lane objecting to the proposal and raising the
following concerns.
A3.11 There are second floor windows overlooking 38 Lakes Lane, Noted: impact on neighbouring amenity in relation to 38
these should be obscurely glazed or changed to roof lights. Lakes Lane is discussed in paragraphs 5.11-5.12
A3.12 There is a public footpath to the rear of the property.

Noted: impact of the design on the local area is discussed in
paragraph 5.2-5.7

A3.13 The two storey extension will affect light to 38 Lakes Lane

Noted: impact on neighbouring amenity is discussed in
paragraphs 5.11-5.12
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