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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 Wednesday 26 July 2017.

A LIST OF PLANNING APPLICATIONS TO BE CONSIDERED IS OVERLEAF
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App

Reference

Address

Ward

01.

17/00936/FUL

6 Ketton Close,
Willen,
Milton Keynes

Broughton

02.

17/00351/FUL

44 Columbia Place,
Campbell Park,
Milton Keynes

03.

17/00185/FUL

04.

Town/Parish
Council

Report
Pages

Plan(s)
Pages

Appendices

Campbell
Park Parish
Council

6

15

17

Campbell Park
and Old
Woughton

Central Milton
Keynes Town
Council

20

27

31

6 Western Road,
Wolverton,
Milton Keynes

Wolverton

Wolverton &
Greenleys
Town Council

35

44

48

16/03007/FUL

Land Adjacent to
8, Town End
Crescent,
Stoke Goldington

Newport
Pagnell North
and Hanslope

Stoke
Goldington
Parish
Council

52

61

65

05.

17/01139/FUL

4 Herdman Close,
Greenleys,
Milton Keynes

Wolverton

Wolverton &
Greenleys
Town Council

68

-

73

06.

17/01166/FUL

5 Carriers Close,
Hanslope,
Milton Keynes

Newport
Pagnell North
and Hanslope

Hanslope
Parish
Council

77

83

85

07.

17/00745/FUL

26 Penryn Avenue,
Fishermead,
Milton Keynes

Woughton and
Fishermead

Campbell
Park Parish
Council

89

94

96

08.

17/01212/FUL

30 Folly Lane,
North Crawley,
Newport Pagnell

Olney

North
Crawley

105

109

100
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DEVELOPMENT CONTROL PANEL
31 JULY 2017

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: 17/00936/FUL
Partial demolition of a one storey dwelling and the erection of a new three
storey dwelling
AT 6 Ketton Close, Willen, Milton Keynes
FOR Mr Paul Sherman
Target: 30th May 2017
Ward: Broughton

Parish: Campbell Park Parish Council

Report Author/Case Officer: Samantha Taylor, Senior Planning Office
Contact Details: samantha.taylor2@milton-keynes.gov.uk
Team Leader:: Helen Lowe, DM Manager East Team
Contact Details: 01908 253629 helen.lowe@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
due to the number of third party objections received.
1.3 The Site
The application site is located within the residential area of Willen, to the rear
of the cul-de-sac of Ketton Close. The site contains a bungalow, garage
attached to the neighbouring property and an outbuilding to the rear of the
garage.
1.4 Currently, the bungalow is attached to the neighbouring property no. 5 Ketton
Close along the southern boundary. To the east lies no. 7 Ketton Close and to
the west lies no. 33 Dolben Court. To the north lies an area of public space
used for allotments.
1.5 The Proposal
The application seeks full planning permission for the partial demolition of the
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existing bungalow and its replacement with a new dwelling. The new dwelling
would have accommodation on three floors but appear as a two storey
dwelling, with a loft conversion. There would be an increase in the buildings
footprint from 60m2 to 70m2. The proposed development would also result in
the detachment from the adjacent property no. 5 Ketton Close to create a
detached dwelling.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
Paragraph 14 – Presumption in Favour of Sustainable Development
Paragraph 17 – Core Planning Principles
Section 7 – Requiring Good Design
2.2 Local Policy
Core Strategy
CS12 Delivering Successful Neighbourhoods
CS13 Ensuring High Quality, Well Designed Places
Adopted Milton Keynes Local Plan 2001-2011
D1 - Impact of development proposals on locality.
D2 - Design of buildings
T15 – Parking Provision
Supplementary Planning Guidance
New Residential Development Design Guide 2012
Parking Standards SPD 2016
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1







Principle
Design
Impact on the Character of the Area
Impact on Residential Amenity
Highways and Parking Provision

RECOMMENDATION
4.0 (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 the end of this report.
5.0

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

5.1

Principle
Paragraph 14 of the National Planning Policy Framework outlines a
presumption in favour of sustainable development. The application site is
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located with an established residential area with access to local services and
facilities and contains an existing dwelling. As such, the principle of residential
development on this site is considered to be acceptable subject to the
assessment of material considerations.
5.2

Design and Impact on the Character of the Area
Paragraph 63 of the NPPF supports the use of innovative design measures
which hep to raise the standard of design more generally in an area. Securing
good design is a requirement of both national policy (Section 7 of the NPPF)
and local policy. Saved Policies D2 (i), (ii), (iv) and (v) and D2A (i) 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. It states:

5.3

‘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’.

5.4

Notwithstanding the above, it is recognised that saved policy D2 of the Milton
Keynes Local Plan 2001-2011 also requires extensions to existing building to
be in keeping with the host dwelling. The proposed works would result in a
replacement dwelling and not an extension, as such, the proposed
development cannot be considered against this policy requirement.
Therefore, consideration can only be given in respect of the above points.

5.5

In terms of the design of the replacement dwelling, the height would match
the ridge line of the neighbouring two storey dwellings, appearing as a two
storey dwelling with a loft conversion as a third floor. The development would
increase from 5.0 metres to the current ridge line to 8.5 metres. The design
incorporates a side facing gable roof with front projecting dormer facing
Ketton Close. This is similar in form to the neighbouring properties and those
within the wider residential area of Willen.

5.6

The external appearance of the proposed dwelling has been amended during
the application process. The proposed external materials are part dark brick
at ground floor with render. It is expected that the render would have a
light/white coloured finish to closely resemble the exterior of properties seen
within the locality and a condition has been recommended at section 6.0 of
this report requiring the submission of external materials details in order for
the Local Authority to control the finish. It is accepted by Officers that within
Ketton Close the properties are finished with dark brick and that the
introduction of render would be a different material. However, when taking in
to account the wider context of Willen and properties sited along Aldrich Drive
just to the south of Ketton Close, white rendered properties are interspersed
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with darker brickwork properties. As such, it is considered the external
appearance of the dwelling would be in keeping with the surrounding
environment.
5.7

The design reflects the scale of buildings found within the immediate vicinity
and the character of residential properties. The variation in building materials
allows for visual interest along Ketton Close. It is therefore considered the
design of the replacement dwelling is acceptable and would accord with
saved policy D2 of the Milton Keynes Local Plan 2001-2011.

5.8

Impact on Residential Amenity
Paragraph 17 of the NPPF outlines that a core principle of the planning
system is to seek a good standard of amenity for all existing and future
occupants of land and buildings. Saved policy D1(iii) of the Milton Keynes
Local Plan 2001-2011 protects the amenity of neighbouring properties from a
loss of light, privacy or by causing a visual intrusion.

5.9

It is acknowledged that public objections have been raised in regards to the
impact on privacy to the occupants of adjacent residential properties,
specifically no. 5 Ketton Close.

5.10 The applicant has submitted a daylight and overshadowing assessment
consisting of a series of drawings. However, no weight has been given to this
within the Officer’s assessment as the circumstances or standards used are
not known.
5.11 Impact on No. 5 Ketton Close
The existing dwelling is currently attached to no. 5 Ketton Close along the
southern boundary. The proposed development would have accommodation
on three levels. Given the existing property has a ground floor with a
boundary treatment it is considered the proposed development would not
cause harm through a loss of privacy, light or by causing a visual intrusion as
a result the proposed ground floor of the development. At first floor level, the
proposed development includes two windows on the rear elevation. At second
floor level on the rear 3 roof lights are included, however, these are located
above 1.6 metres of internal floor level and possesses limited potential for
overlooking
5.12 There are no requirements in the New Residential Development Design
Guide relating to the spacing and separation distances between side to side
properties. The positioning of windows on the rear elevation at first floor level
is a standard relationship between properties which have a side to side
relationship. In addition, the adjacent property no. 5 Ketton Close has an
outlook over the rear garden space of no. 6 Ketton Close. It is therefore
considered that whilst there would be a loss of privacy, through the potential
for overlooking from first floor level, this is not considered to be unacceptable.
There would be no direct views into the property of no. 5 Ketton Close.
5.13 To ensure there is sufficient privacy between the neighbouring properties at
ground floor level, a condition requiring the submission of boundary
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treatments has been recommending at section 6.0 of this report.
5.14 The proposed replacement dwelling would sit flush with the front and rear
elevation of the adjacent property no. 5 Ketton Close. There are no windows
in the side elevation of no. 5 Ketton Close overlooking the application site. As
such, the proposed development would not give rise to any significant impact
on the amenity to no. 5 Ketton Close in terms of causing a visual intrusion or
through a loss of light.
5.15 Impact on no. 7 Ketton Close
No. 7 Ketton Close is located to the east of the application site and set an
angle to the proposed dwelling. On the side elevation of the proposed
development two windows are proposed serving bedrooms 2 and 3. The
proposed development includes a Juliette balcony at second floor level. A
Juliette balcony is treated the same as window, in terms of the potential for
overlooking.
5.16 It is accepted that there is a potential for the overlooking of the rear garden
space of no. 7 Ketton Close. However, the outlook from the windows is
partially obscured by the existing garage and outbuilding serving no. 6 Ketton
Close which are located along the shared boundary. Ay views of the rear
garden space would be longer distance. Given that there is no direct
overlooking of the property no. 7 Ketton, Close, it is considered that any
potential harm through overlooking resulting in a loss of privacy would be
minimal. It is also considered that there would not be a significant loss of light
to the amenity space of property at no. 7 Ketton Close by reason of the
similar scale and orientation of the properties. This harm is not considered to
be unacceptable and would comply with saved policy D1(iii) of the Milton
Keynes Local Plan 2001-2011.
5.17 Overall, the proposed development is considered not to give rise to
unacceptable harm to the residential amenity of neighbouring properties and
as such would comply with saved policy D1(iii) of the Milton Keynes Local
Plan 2001-2011.
5.18 Highways and Parking Provision
Saved policy T15 of the Milton Keynes Local Plan 2001-2011 requires
development proposals to deliver sufficient space for on plot parking, in line
with requirements outlined within the Parking Standards SPD. Saved policy
T10 of the Milton Keynes Local Plan 2001-2011 requires development
proposals not to cause harm by exceeding highway capacity or be causing
significant disturbance, noise, pollution or risk of accident.
5.19 The Parking Standards SPD requires a 4 bedroom dwelling to provide 2 on
plot parking spaces. To the front of the existing dwelling is an area of
hardstanding which extends to the front of the garage. This is sufficient to
provide space for a minimum of 2 on plot parking spaces. This meets the
required maximum parking standard and is therefore considered acceptable.
It is noted that the hardstanding to the front of no. 6 Ketton Close could
provide further on plot parking should this be required, however, this would be
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in tandem. Whilst tandem parking is actively discouraged, the proposed
development provides sufficient space two independently accessible parking
spaces and it is this which has been considered against the requirement and
assessed as being acceptable.
5.20 It is acknowledged that objections have been raised with regards to the
potential increase in vehicular movements associated with a larger dwelling.
As required by saved policy T10, consideration must given as to whether the
proposed development would result in development exceeding highway
capacity or causing significant disturbance, noise, pollution or risk of accident.
The proposed development seeks to replace an existing residential dwelling
within an established residential cul-de-sac network. Whilst it is accepted the
proposed development would be larger, and may generate an increase in
associated vehicular movements, it is considered by Officers, this increased
traffic generation would exceed the local highway capacity. In addition, given
the minor scale of the proposed development in its context with surrounding
residential development, it is considered the proposed development would not
generate harmful disturbance, noise, pollution or
5.21 Drainage and Flood Risk
It is acknowledged that objectors have raised concerns with regards to the
provision of suitable drainage and whether a flood risk assessment is required
for the development.
5.22 Saved policy D1(ii) of the Milton Keynes Local Plan 2001-2011 requires
development proposals to provide adequate drainage, which does not
adversely affect surface water disposal or flood risk.
5.23 As outlined on the Environment Agency’s Flood Risk Maps for Planning, no. 6
Ketton Close is located within an area of low flood risk (Zone 1). As such, the
property is not at any significant risk of flooding and given the scale of the
proposed development, there is not a requirement for the applicant to submit
a flood risk assessment.
5.24 Other Matters
Loss of a Bungalow
It is acknowledged, that objections have been raised with regards to the
principle of the loss of a single storey dwelling because of the need for this
form of accommodation within the borough. Whilst this is acknowledged, the
current policies contained within the Milton Keynes Local Plan 2001-2011 do
not protect the type, scale or set requirements for the proportion of certain
types of housing. As such, there is no current policy resisting the loss of
single storey housing types.
5.25 Detachment from No. 5 Ketton Close
Whilst saved policy D1 (v) of the Milton Keynes Local Plan 2001-2011 seeks
to refuse application which cause physical damage to the site and
neighbouring properties, in this instance the proposed works are not
considered to result in physical harm. This is because all works to the shared
boundary wall which currently joins no.5 and no. 6 Ketton Close would be
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subject to a third party wall agreement, outlining the scope of works to be
agreed by the involved parties. This matter is therefore, subject to controls
outside of the planning system, as the third party wall agreements are not a
material planning consideration.
5.26 In addition, concern has been raised regarding the detachment as there
would need to be a fence along the side boundary of no. 6 Ketton which
would not allow for side access to no. 6 Ketton Close. This is an existing
relationship given the attachment of both properties and ownership issues. As
such, this is not a relevant consideration of the current application.
5.27 Land Stability
Land stability is not a material planning consideration, as any potential works
required to provide sufficient foundations or underpinning would be
considered by Building Control in accordance with the building regulations.
5.28 Works during Construction
Hours of operation for construction works and the management of buildings
works are not material planning considerations. Should the application be
approved, the development would need to be carried out in accordance with
relevant environmental health legislation and building regulations, outside of
the remit of the Planning System. Should concerns arising during
construction, enforcement complaints can be made to the Council’s
environmental health department who would investigate any potential
nuisance.
5.29 Lichen
Objections have been received in regards to the potential of a protected
species of lichen being present on the roof form of the existing bungalow.
However, no evidence of the presence of any protected lichen has been
submitted to the Council. Given the site’s context, within an established
residential area and that no other protected lichen species have been known
to be found within the local area, it is considered there would be limited
potential for any protected lichen on the roof of the existing bungalow.
5.30 Personal Disputes
Personal disputes between neighbours is not a material planning
consideration but a civil issue and therefore no weigh can be given to this
concern.
5.31 Affordable Housing Policies
The Council’s affordable housing policies are not relevant to the consideration
of this application, as the application is for a single dwelling on an application
containing a single dwelling, as such the Council’s affordable housing
thresholds are not engaged by this application. The value of properties within
the local area is also not relevant to the consideration this application as this
is not a material planning consideration.
5.32 Conclusion
In light of the above assessment, it is advised that planning permission is
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granted subject to the following conditions.
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 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 the development, 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 by the Local Planning Authority. The boundaries
of the site shall be enclosed in accordance with the approved details before the
development is first occupied. The approved boundary treatments shall
subsequently be retained.
Reason: To protect the appearance of the locality and safeguard the privacy of
neighbours.
4.
Notwithstanding the provisions of the Town and Country Planning General
Permitted Development Order 2015 or any Statutory Instrument revoking or
amending or re-enacting that Order, the following provisions of Article 3(1), part I of
Schedule 2 of the said Order shall not apply to any dwelling to which this permission
relates and planning permission shall be required for the forms of development
described in Classes A, B, C, D and E of the said order.
Reason: Due to the constrained nature of the site, the Local Authority believes it is
necessary to control future alteration in the interests of the appearance and
character of the area.
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Appendix to 17/00936/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 17/00564/FUL
Partial demolition of the southern elevation to detach the dwelling from the
neighbouring property, ground floor front extension and the addition of a two
storey front/side extension with front dormer
WDN 28.03.2017

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

Cranfield Airport
No response received.

Noted.

Landscape Services Manager – Trees
No response received.

Noted.

Parish - Campbell Park
The Committee resolved that the proposed development is Noted.
sustainable development as covered by the NPPF and had
no objection to the proposed development.
However, having considered representation from a
neighbour who is objecting to the application, the
Committee request that a condition is applied on working
times and deliveries to ensure neighbours get some respite
from the building works as the cul-de-sac is quite restrictive
and further request that Building Control is involved at an
early stage of the development to monitor the progress of
the build due to the work connect with the party wall.

As outlined at paragraph 5.28 of the report, working hours
during construction cannot be controlled by the Planning
System as this is controlled by a separate set of
environmental health legislation. Imposing such a condition
would fail to meet the requirements of the NPPF – 6 tests of
imposing conditions.

Ward - Broughton - Cllr Crooks
No response received.

Noted.

Ward - Broughton - Cllr Bint
Noted.
A query was received from Cllr Bint regarding an email sent
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to him by a member of the ward. Correspondence was sent
regarding this issue.
Ward - Broughton - Cllr Morris
No response received.

Noted.

Local Residents
The occupiers of the following properties were notified of the
application:
5 Ketton Close Willen Milton Keynes
7 Ketton Close Willen Milton Keynes
12 Ketton Close Willen Milton Keynes
Responses have been received from the following
properties and are available on the Council’s website:
5 Ketton Close, Willen Milton Keynes
7 Ketton Close , Willen Milton Keynes
9 Ketton Clos, Willen Milton Keynes
11 Ketton Close, Willen Milton Keynes
12 Ketton Close, Willen Milton Keynes
15 Ketton Close, Willen Milton Keynes
Lamplugh Cross Cottage, Workington, CA14 4SF
Supporting comments have been received outlining the Noted.
following:
 The development would be in keeping with the wider
area
 Engagement with the local community prior to the
submission of the application
Objecting comments have been received from outlining the These matters have been addressed in the above main
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following:
considerations section of the report.
 The proposed development would cause harm to the
amenity of neighbouring properties through a loss of
light, privacy and by causing a visual intrusion
 The proposed development would generate harmful
levels of traffic and parking
 Drainage and flood risk
 Lack of landscaping details, specifically boundary
treatments
 Affordable housing policies and provision of housing
types
 Protected lichen species on the roof of the existing
bungalow.
The following comments have been raised but are not Noted. No weight has been applied to these matters in the
considered to be materially relevant to the consideration of Officer’s assessment.
this application:
 Land stability
 Works during the construction
 House prices
 Personal Disputes
 Personal Circumstances of the Applicant
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APP

02

Application Number: 17/00351/FUL
Change of use from a residential dwelling (use class C3) to a house in multiple
occupancy (use class C4) with 5 lettable rooms
AT 44 Columbia Place, Campbell Park, Milton Keynes
FOR Mr Robert Csati
Extension of time: 24th July 2017

Target: 6th April 2017
Ward: Campbell Park And Old
Woughton

Parish: Central Milton Keynes Town
Council

Report Author/Case Officer: Matthew Pearce
Contact Details: 01908 254819 matthew.pearce@milton-keynes.gov.uk
Team Leader: Katy Lycett Team Interim Manager West Team
Contact Details: 01908 252313 catherine.lycett@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 Reason for Referral to Development Control Panel
This application is referred to the Development Control Panel for determination
due to an objection from the Parish Council and the number of objections from
neighbouring properties.
1.3 The Site
The application site contains a three storey terrace dwelling located on
Columbia Place within Campbell Park. The row of terraces along with
apartment blocks, create a u-shaped complex with an internal courtyard. To
the north west of the site is the attached property, No.42 Columbia Place which
is also a three storey dwelling. To the south west is No.46 Columbia Place
which, again, is a three storey dwelling. Within the local area there are other
apartment and terrace dwelling complexes.
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1.2 The Proposal
The application seeks permission for a change of use from a residential
dwelling (use class C3) to a house in multiple occupancy (use class C4) with 5
lettable rooms.
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
2.2 Local Policy
Milton Keynes Core Strategy 2013
Policy CS 10: Housing
Policy CS 13: Ensuring High Quality, Well Designed Places.
Adopted Milton Keynes Local Plan 2001-2011
D1: Impact of Proposals on Locality
T15: Parking Provision
H10: Subdivision of dwellings and houses in multiple occupation
2.3 Supplementary Planning Documents
Houses in Multiple Occupation Adopted SPD (2012)
New Residential Development Design Guide (2012)
Milton Keynes Parking Standards SPD (2016)
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
3.3 Impact on neighbouring properties
3.4 Impact on Parking Provision
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 the end of this report.
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5.0

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

5.1

The proposed development would fall under Saved Policy H10 of the Milton
Keynes Local Plan 2001-2011 which allows for the creation of Houses in
Multiple Occupation subject to an assessment against a set of 4 criteria. The
principle of residential development on the site is acceptable, subject to
assessment against these 4 criteria, which follows below.

5.2

Bedrooms vs Occupants
As part of this application, no information has been provided by the applicant
in regard to the number of occupants within the proposed House in Multiple
Occupation. The submitted plans show five lettable rooms. This application is
for Change of Use to Use Class C4, which is restricted to the use of a
dwellinghouse by not more than six residents as a HiMO. Any application
seeking to accommodate more than six residents would need to apply for a
change of use to sui generis rather than Use Class C4. It is considered
appropriate to impose a condition, restricting the number of lettable rooms to
ensure that the intensity of the proposed use does not impact upon the
amenities of adjoining occupiers.

5.3

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
creation of Houses in Multiple Occupation providing 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”

5.4

i) Noise Mitigation Measures
No noise mitigation measures have been submitted as part of this application
to demonstrate what measures are proposed to minimise the effects of noise
and disturbance due to the transference of noise between internal walls to
other tenants and between the ground floor and the first floor. An
Environmental Health Officer has been consulted on this application and no
objections have been received to the proposed change of use.
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5.5

In accordance with the Houses in Multiple Occupation, 2012, Supplementary
Planning Document and to ensure the proposed development satisfies saved
policy H10(i) of the Milton Keynes Local Plan 2001-2011 it is recommended a
condition is imposed if planning permission were to be granted requiring the
applicant to submit details in regard to noise mitigation measures.

5.6

(ii) Parking Provision
In addition to saved policy H10 (ii) of Milton Keynes Local Plan 2001-2011,
Saved Policy T15 of the Milton Keynes Local Plan 2001-2011 is also
applicable and seeks to ensure development proposals meet vehicle parking
requirements as laid out in the Parking Standards Supplementary Planning
Document 2016 (SPD). The policy states:
“Development proposals should meet the following vehicle parking
requirements:
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.”

5.7

The application site is located within Parking Zone A of the Parking
Standards, 2016 Supplementary Planning Document (SPD). For a five
bedroom house in multiple occupation there is a requirement for three,
independently accessible, allocated parking spaces to be provided. This
requirement is also reflected in the Houses in Multiple Occupation, 2012
(SPD). The submitted plans show one allocated parking space associated
with the property located in the underground car park which results in a
shortfall of 2 allocated spaces for the proposed HiMO.

5.8

It is acknowledged that the highways engineer noted some existing parking
issues within the local area, as highlighted by the third party representations
received. Whilst undertaking a site visit it was noted that, whilst there are
some parking issues within the local area, there are also underutilised areas
of parking which are slightly further from the application site but still within
walking distance. The applicant has submitted supporting information, in the
form of an informal parking survey, which outlined that spaces are available
both at weekends and weekdays (in the day and evening).

5.9

The application site is located in close proximity to Central Milton Keynes
which has good access to public transport including buses and trains as well
as facilities such as supermarkets and other retail and leisure facilities. Given
the close proximity to Central Milton Keynes, these facilities are within walking
distance to the application site. This is considered to be a sustainable location
in terms of access to alternative modes of transport to private vehicles and as
such, in this instance, a shortfall in the parking provision is considered to be
acceptable.
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5.10 (iii) Outdoor Space and Adequate Bin Storage
Saved policy H10 of the Milton Keynes Local Plan 2001-2011 requires
adequate outdoor space and bin storage to be provided for all Houses in
Multiple Occupation. The Houses in Multiple Occupation, Supplementary
Planning Document, 2012, states “15 square metres of storage space should
be provided, as part of the change of use to a HiMO, for drying area and
storage of the following waste receptacles:





1 black sack per bedroom
1 pink recycling sack per bedroom
1 blue recycling box per 3 bedrooms
1 x 240 litre green bin for food and garden waste per 6
bedrooms”

5.11 The application site contains a small courtyard area accessed from the
kitchen, along with private balconies for bedrooms 1, 2 & 3 which add up to a
total of approximately 25m2. Whilst it is noted that the application site uses a
shared facility for rubbish. This shared facility is located in the basement of
the complex with rubbish shuts in the communal garden to the rear of the
application site; the facilities are maintained by a management company. As
such, the outdoor space is considered sufficient to be able to accommodate a
drying facility as well as potential for rubbish storage before being brought to
the communal facility. Third party representations received outline that the
rubbish facilities can struggle with the volume of waste generated. It is
considered that a 5 bedroom HiMO is unlikely to generate a significantly
higher amount of rubbish that would adversely affect the existing
arrangements. The maintenance and management of the shared rubbish
facility is a matter for the management company of the complex.
5.12 (iv) concentration of flats or houses in multiple occupation within the area
The Houses in Multiple Occupation SPD requires the concentration of Houses
in Multiple Occupation and one bedroom flats in an area do not exceed 35%.
The proposal for four lettable rooms would lead to a concentration of 23%
which is below the required threshold. It is considered that the proposed
House in Multiple Occupation would not therefore lead to an overconcentration of Houses in Multiple Occupation to the detriment of the
character and appearance of the area.
5.13 Third party representations were received which raised comments regarding
the permission of this application setting a precedent for other HiMO
application in the local area. The concentration threshold of one bedrooms
flats and HiMO’s is designed to ensure that there is not a proliferation of
HiMO’s in a local area. Each application is determined upon its own merits
and requires a concentration calculation to be undertaken.
5.14 The proposed scheme is therefore considered to comply with Saved Policy
H10 (iii) of the Milton Keynes Local Plan 2001-2011.
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5.15 Sandwiching
As outlined in section 4.35 of the Houses in Multiple Occupation SPD (2012)
“a non-sandwiching approach will be applied to prevent any one property
(HiMO or non- HiMO) being ‘sandwiched’ between two houses in multiple
occupation. This will reduce the local impacts on neighbouring properties and
will also prevent an over concentration at the localised level”. As there are no
other houses in multiple occupations in the 50 metre radius of the application
site there is not considered to be any concerns regarding sandwiching.
5.16 Cycle Parking
Within the Parking Standards SPD (2016) there is a requirement of one cycle
space per two bedrooms. With this in mind, 3 cycle parking spaces would be
required. The submitted plans show cycle provisions in a lockable bike shed
located in the rear courtyard of the application site. As such, it is considered
that the cycle parking provision is acceptable.
5.17 Conclusion
It conclusion, it is considered that the proposal meets the four requirements of
Policy H10 in terms of noise mitigation, parking, outdoor space and
concentration. The proposal is also considered to meet the requirements of
the Houses in Multiple Occupation SPD (2012).
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 91 of the Town and
Country Planning Act 1990.
2.
The property shall not be operated with more than 5 lettable rooms at
any time.
Reason: To control future intensification of the application property.
3.
Prior to commencement, details of the noise mitigation measures for
the approved scheme shall be submitted to and approved, in writing, by the
local planning authority. The approved mitigation measures shall be fully
implemented prior to the first occupation of the use hereby permitted and
shall thereafter be maintained and retained as approved.
Reason: To ensure the development does not adversely affect the amenity of
future occupiers.
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4.
Prior to occupation, the cycle storage shown on the approved drawings
shall be provided and be retained thereafter.
Reason: To ensure satisfactory facilities and to prevent harm to the amenities
of the area to comply with the Parking Standards, 2016, Supplementary
Planning Document.
5.
Prior to occupation, the drying area for the household shown in the
approved drawings shall be provided and be retained thereafter.
Reason: To ensure satisfactory facilities and to prevent harm to the amenities
of the area to comply with saved policy H10 (iii) of the Milton Keynes Local
Plan 2001-2011.
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Appendix to 17/00351/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 - Central Milton Keynes
(Objection)
The area is a high density development with Phase III
nearing completion. Harm created in terms of:


Parking – Already pressure in the area, lack of Noted and discussed in paragraph 5.6 – 5.9
allocated parking



Rubbish – Communal rubbish facilities are replied Noted and discussed in paragraph 5.11
upon



Noise

Noted and discussed in paragraph 5.4 – 5.5
Noted, a site visit will be organised.

Site visit requested
A3.2

Ward - Campbell Park And
Brackenbury
(No comments received)

Old Woughton

- Cllr Noted

A3.3

Ward - Campbell Park And Old Woughton - Cllr McDonald
(No comments received)

Noted

A3.4

Ward - Campbell Park And Old Woughton - Cllr McCall
(No comments received)

Noted
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A3.5

Highways Development Control
(Objection)

Noted and discussed in paragraph 5.6 – 5.9

A site visit was undertaken in the day and in the evening;
the day time visit may not be representative due to
construction vehicles being present.
Parking issues were noted in some areas whilst other areas
were noted as being lightly used. Drivers usually seek to
park as close as possible to a property possible even if it
result in inappropriate parked and other safer spaces exist
close by.
The proposed parking would have a shortfall of 2 parking
spaces.
Although an objection was raised, the Highways Engineer
noted that this was finely balanced.
A3.6

Environmental Health Manager
(No objection)

Noted

A3.7

Local Residents
Noted
The occupiers of the following properties were notified of the
application:
Flat 1, 11,21 & 31 Keys Court, 1 Henrietta Way
Flat 3 ,7 ,11 & 13 Lawers Court, 1 Columbia Place
2 ,4, 6, 8 & 10 Amelias Lane Campbell Park Milton Keynes
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34, 36, 38, 40, 42, 46, 48, 50, 52, 54, 56, 58 & 60 Columbia
Place Campbell Park Milton Keynes
A3.8

Eight third party representation were received from
neighbouring residents on the grounds of:


Parking – Existing issues which the shortfall would Noted and discussed in paragraph 5.6- 5.9
exacerbate

A3.9



Noise – Additional residents will create additional Noted and discussed in paragraph 5.4 – 5.5
noise

A3.10



Waste – Shared facilities will be affected

Noted and discussed in paragraph 5.11

A3.11



A HiMO will adversely affect the character of the area

Noted and discussed in paragraph 5.12
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Application Number: 17/00185/FUL
Change of use of first floor from a Working Men's Club (sui generis) to house
in multiple occupancy (sui generis) with the conversion of the first floor to 4
lettable bedrooms with associated facilities
AT 6 Western Road, Wolverton, Milton Keynes
FOR Mr Bolah Cleveland
Extension of time: 24th July 2017

Target: 3rd April 2017
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: Katy Lycett Team Interim Manager West Team
Contact Details: 01908 252313 catherine.lycett@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 Reason for Referral to Development Control Panel
This application is referred to the Development Control Panel for determination
due to the number of objections from neighbouring properties.
1.3 The application was previously deferred from the June Panel due to an issue
with the ownership certificate of the application. This has now been rectified
and the relevant interested parties have been served notice.
1.4 The Site
The application site contains a working men’s club located on the corner of
Western Road and Peel Road. The building is set over two floors with a bar
and darts hall on ground floor level and an office, storage room and function
hall on first floor level. There is a small parking courtyard to the rear of the
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building accessed from Peel Road. To the north of the application site is an
alleyway and No.63 Peel Road beyond. To the east are No’s. 106-114 (Even)
Windsor Street, the rear elevations of these properties face the application site.
1.5 The Proposal
The application seeks permission for a change of use of the first floor from a
Working Men's Club (sui generis) to house in multiple occupancy (sui generis)
with the conversion of the first floor to 4 lettable bedrooms with associated
facilities.
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
2.2 Local Policy
Milton Keynes Core Strategy (2013)
Policy CS 10: Housing
Policy CS 13: Ensuring High Quality, Well Designed Places.
Milton Keynes Local Plan (2001- 2011)
D1: Impact of Proposals on Locality
T15: Parking Provision
H10: Subdivision of dwellings and houses in multiple occupation
HE6: Conservation Areas
2.3 Supplementary Planning Documents
Houses in Multiple Occupation Adopted (2012)
Milton Keynes Parking standards (2016)
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 - Principle of Development
- Impact of development on character
- Impact on character and appearance of Conservation Area
- Impact on neighbouring properties
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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 6.0 of this report.
5.0

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

5.1

Principle of Development
The proposed development would fall under Saved Policy H10 of the Milton
Keynes Local Plan 2001-2011 which allows for the creation of Houses in
Multiple Occupation subject to an assessment against a set of 4 criteria. The
principle of residential development on the site is acceptable. It is considered
appropriate to impose a condition on any permission, restricting the number
of lettable rooms to ensure that the intensity of the proposed use does not
impact upon the amenities of adjoining occupiers.

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
creation of Houses in Multiple Occupation providing 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”

5.3

i) Noise Mitigation Measures
No noise mitigation measures have been submitted as part of this application
to demonstrate what measures are proposed to minimise the effects of noise
and disturbance due to the transference of noise between internal walls to
other tenants and between the ground floor and the first floor. An
Environmental Health Officer has been consulted on this application and no
objections have been received to the proposed change of use.
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5.4

A third party representation raised comments that all details of the noise
mitigation measures should be submitted before the application is
determined. It is considered acceptable that a condition be imposed relating
to noise mitigation measures to be submitted. If the details are not considered
to be acceptable, the condition will not be discharged and amended details
will be required.

5.5

In accordance with the Houses in Multiple Occupation, 2012, Supplementary
Planning Document and to ensure the proposed development satisfies saved
policy H10(i) of the Milton Keynes Local Plan 2001-2011 it is recommended a
condition is imposed if planning permission were to be granted requiring the
applicant to submit details in regard to noise mitigation measures.

5.6

(ii) Parking Provision
In addition to saved policy H10 (ii) of Milton Keynes Local Plan 2001-2011,
Saved Policy T15 of the Milton Keynes Local Plan 2001-2011 is also
applicable and seeks to ensure development proposals meet vehicle parking
requirements as laid out in the Parking Standards Supplementary Planning
Document 2016 (SPD). The policy states:
“Development proposals should meet the following vehicle parking
requirements:
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.”

5.7

The application site is located within Parking Zone B of the Parking
Standards, 2016 Supplementary Planning Document (SPD). For a four
bedroom house in multiple occupation there is a requirement for four,
independently accessible, on-plot parking spaces to be provided. This
requirement is also reflected in the Houses in Multiple Occupation, 2012
(SPD). The submitted plans show four independently accessible, on-plot
parking spaces to the rear of the building in the parking courtyard accessed
from Peel Road. The proposed change of use is considered to be supported
by adequate parking provision.

5.8

Currently the club does not benefit from any on plot parking for members of
the club and therefore results in on street parking in addition to that
associated with the surrounding residential properties. The scheme for the
proposed change of use of the first floor would result in a reduction in the use
of the club, specifically the function hall on the first floor. As a result, the
proposal would result in a lower parking requirement for the club. Whilst this
is the case, the use of the function hall, and therefore the parking
requirements, is likely to be sporadic compared to the use and frequency of
the parking for the lettable rooms. The majority of visits to the working men’s
club are however likely to be from a localised area, within Wolverton, and as
such are walking distance. During events held at the club there may be a
higher number of taxis and drop offs in the local area but this is likely to
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reduce as a result of the loss of the function hall. On balance, as the lettable
rooms will have allocated on-plot parking spaces it is considered that the
proposal for four lettable rooms is unlikely to create such a high level of
additional parking that it would impact on the highways in the surrounding
area.
5.9

For Houses in Multiple Occupation (Use Class C4), there is no requirement
within the Parking Standards, Supplementary Planning Document, 2016 for
visitor parking spaces to be provided.

5.10 (iii) Outdoor Space and Adequate Bin Storage
Saved policy H10 of the Milton Keynes Local Plan 2001-2011 requires
adequate outdoor space and bin storage to be provided for all Houses in
Multiple Occupation. The Houses in Multiple Occupation, Supplementary
Planning Document, 2012, states “15 square metres of storage space should
be provided, as part of the change of use to a HiMO, for drying area and
storage of the following waste receptacles:





1 black sack per bedroom
1 pink recycling sack per bedroom
1 blue recycling box per 3 bedrooms
1 x 240 litre green bin for food and garden waster per 6
bedrooms”

5.11 The 15 square metres is required in total for the outdoor space and bin
storage and does not provide individual requirements for each element. The
submitted plans show the bin storage to be located within the rear parking
courtyard which measures 8.3sqm, and a roof terrace which measures
32sqm. The proposal therefore provides a greater amount of outdoor space
than required. With this in mind, the applicant has demonstrated that there is
sufficient space within the site to meet the drying and bin storage
requirements. To ensure these facilities are provided it is recommended that if
planning permission were to be granted, conditions are imposed requiring the
shown facilities to be provided and retained thereafter.
5.12 (iv) concentration of flats or houses in multiple occupation within the area
The Houses in Multiple Occupation Supplementary Planning Document
requires the concentration of Houses in Multiple Occupation and one
bedroom flats in an area do not exceed 35%. The proposal for four lettable
rooms would lead to a concentration of approximately 12% which is
significantly below the 35% threshold. It is considered that the proposed
House in Multiple Occupation would not lead to an over-concentration of
Houses in Multiple Occupation to the detriment of the character and
appearance of the area.
5.13 The proposed scheme would accord with Saved Policy H10 (iv) of the Milton
Keynes Local Plan 2001-2011.
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5.14 Sandwiching
As outlined in section 4.35 of the Houses in Multiple Occupation
Supplementary Planning Document, 2012 states “a non-sandwiching
approach will be applied to prevent any one property (HiMO or non- Himo)
being ‘sandwiched’ between two houses in multiple occupation. This will
reduce the local impacts on neighbouring properties and will also prevent an
over concentration at the localised level”. As there are no other houses in
multiple occupation in the 50 metre radius of the application site there is not
considered to be any concerns regarding sandwiching.
5.15 Cycle Parking
Within the Parking Standards, 2016, Supplementary Planning Document
there is a requirement of one cycle space per two bedrooms. With this in
mind, 2 cycle parking spaces would be required. The submitted plans show
the proposed site layout to have cycle provisions within the rear parking
courtyard. The shown cycle parking provisions are acceptable, as such it is
recommended that if planning permission were to be granted a condition is
imposed requiring this provision to be provided and retained.
5.16 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”.
5.17 The application proposals would not result in any elevational alterations to the
external appearance of the building other than some changes to the windows
to allow for a safe fire escape. However, there would be an intensification of
the use of the site due to the proposed lettable rooms. A condition should be
imposed on any permission granted for details of the windows to be submitted
to ensure they do not detract from the character of the conservation area.
5.18 A third party representation was received in regards to using part of the flat
roof as a terrace for outdoor space for the residents of the lettable rooms and
the impact this would have on the character of the conservation area. Given
that only a small portion of the flat roof would be used as a terrace, and that
this is located to the rear, it is unlikely that its use would be visible from the
public realm of Western Road and Peel Road. As such, it is considered that
the use of the flat roof would have little to no impact on the character of the
conservation area and as such would preserve that character.
5.19 The proposal 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.
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5.20 Impact on neighbouring properties
Saved Policy D1 (iii) looks to ensure development do not create adverse
impact to the amenity of neighbouring properties including a loss of privacy.
Comments have been raised in regards to the loss of privacy to the rear of
properties on Windsor Street as a result of the windows serving the ensuite to
room 3, the shared kitchen and the laundry room. A condition should be
imposed on any permission granted so that these windows are obscurely
glazed and non-opening below 1.7 metres from the finished floor level so that
the privacy of the properties along Windsor Street is not adversely affected.
As the kitchen is communal and is not of a significant size it is unlikely that it
will be used for a significant amount of time, as such it is considered
reasonable to require the windows serving this room to be obscurely glazed
despite it being a habitable room. The laundry room and ensuite are not
habitable rooms and as such it is considered reasonable to require the
windows serving this room to be obscurely glazed.
5.21 A third party representation raised comments regarding the use of the terrace
affecting the amenity of neighbouring properties. The section of flat roof to be
used would be sectioned off with a handrail to prevent residents using the
whole roof space. The neighbouring property on the opposite side of Peel
Road is a commercial property, a car repairs garage, and as such residential
amenity will not be affected by the proposed use of the flat roof. The
neighbouring properties to the front of the application site on Western Road
are approximately 23 metres from the proposed terrace. This distance is
considered to be acceptable to ensure the proposal will not adversely affect
the privacy of these neighbouring properties.
5.22 Conclusion
In conclusion, it is considered that the proposal meets the four requirements
of Policy H10 in terms of noise mitigation, parking, outdoor space and
concentration as well as Policies relating to neighbouring amenity and
Conservation Areas. The proposal is also considered to meet the
requirements of the Houses in Multiple Occupation SPD (2012) as well as the
Parking Standards SPD (2016).
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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.
2.
The first floor shall not be operated with more than 4 lettable rooms at
any time.
Reason: To control future intensification of the application property.
3.
Prior to occupation, the cycle storage shown on the approved drawings
shall be provided and be retained thereafter.
Reason: To ensure satisfactory facilities and to prevent harm to the amenities
of the area to comply with the Parking Standards, 2016, Supplementary
Planning Document.
4.
Prior to occupation, the drying area for the household shown in the
approved drawings shall be provided and be retained thereafter.
Reason: To ensure satisfactory facilities and to prevent harm to the amenities
of the area to comply with saved policy H10 (iii) of the Milton Keynes Local
Plan 2001-2011.
5.
Prior to commencement, details of the noise mitigation measures for
the approved scheme shall be submitted to and approved, in writing, by the
local planning authority. The approved mitigation measures shall be fully
implemented prior to the first occupation of the use hereby permitted and
shall thereafter be maintained and retained as approved.
Reason: To ensure the development does not adversely affect the amenity of
future occupiers.
6. Prior to alteration or installation of windows, full details of the proposed
windows shall be submitted to and approved in writing by the Local Planning
Authority. Details shall include window elevation drawings and horizontal and
vertical cross sections at a scale of at least 1:5. Details shall confirm the finish
of the windows, the depth of reveal (to face brickwork) and include opening
method and sill. There shall be no trickle vent detail. The works shall be
carried out thereafter in accordance with the approved particulars.
Reason: To ensure the proposal does not adversely affect the character of
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the conservation area.
7. The windows serving the ensuite to bedroom 3, the kitchen and the laundry
room on the approved plan 6662-06-A and 6662-05 shall be obscurely glazed
to a level of obscurity of level 3 within the Pilkington range of Textured Glass
or equivalent and be non opening below 1.7 metres from the finished floor
level. These windows shall not be altered to clear glazing or opening
thereafter.
Reason: To safeguard the amenity and privacy of the neighbouring residential
occupiers.
8. The use of the flat roof for outdoor amenity space shall be restricted only
to the section identified on the approved plans, the remainder of the flat roof
shall not be used as amenity spaces for residents.
Reason: To safeguard the amenity and privacy of the neighbouring properties
on Western Road.
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Appendix to 17/00185/FUL
(44)
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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 03/00045/FUL
ERECTION OF DETACHED DWELLING AND GARAGE
PER 30.06.2003
04/00794/FUL
REPLACEMENT OF SASH AND CASEMENT
REINSTATEMENT OF ORIGINAL DOOR
PER 29.06.2004

WINDOWS

AND

14/00697/FUL
Change of use and conversion of first floor of club to 8 x residential units
REF 23.05.2014
14/02365/FUL
Change of use of first floor from Working Men's Club (sui generis) to house in
multiple occupancy (sui generis) with conversion of first floor to 8 lettable
bedrooms (re-submission of 14/00697/FUL)
REF 28.11.2014

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

Conservation And Archaeology (No objection)

Noted – A condition should be imposed on any permission
for details of the windows.

The Conservation and Archaeology Team will not be
providing conservation comments on this particular
application, however the provided plans refer to ‘escape
windows to be agreed by condition’, it thereby follows that
any alterations to fenestration window should be subject to
a condition.
I have no objection to the creation of a terrace garden in the
location shown.
A3.2

Parish - Wolverton & Greenleys (No objection)
The committee has NO OBJECTIONS to this application,
however, the Committee have raised concerns about the
conflict between the licenced premises and proposed
residential use as there is a concern about the potential
noise impact on the residents who will be living above the
premises, their preference would be to see a noise impact
assessment conducted.

A3.3

Ward - Wolverton - Cllr Miles (No comments received)

Noted – A condition should be imposed on any permission
for details of noise mitigation measures to ensure there is
not a conflict between the two uses.

Noted
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A3.4

Ward - Wolverton - Cllr Middleton (No comments received) Noted

A3.5

Ward - Wolverton - Cllr Marland (No comments received)

Noted

A3.6

Local Residents

Noted

The occupiers of the following properties were notified of the
application:

60, 61, 62 & 64 Peel Road, Wolverton
1,3, 5, 7, 8, 9, 11 & 11A Western Road, Wolverton
102, 104, 106, 110, 112, 114 & 116 Windsor Street,
Wolverton
A site notice was posted on 08/02/2017 advertising the Noted
application.
Four comments were received from 110 and 112 Windsor
Street and 63 Peel Road and one other property in objection
to the application on the grounds of:


Increased parking pressure for the existing parking Noted and discussed in paragraph 5.6 - 5.9
issues in local area, the parking area is not currently
used for parking and has rubbish in



Overlooking from the kitchen to the rear of properties Noted and discussed in paragraph 5.20
along Windsor Street



Use of roof as terrace would impact on amenity and Noted and discussed in paragraph 5.21
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character of conservation area


Full details of all aspects including noise assessment Noted and discussed in paragraph 5.4
and mitigation measures should be before the panel
before a final determination.
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04

Application Number: 16/03007/FUL
Erection of a detached 2 storey dwelling house and associated works
AT Land Adjacent To 8, Town End Crescent, Stoke Goldington
FOR Mr J Burns
Extension of time: 24th July 2017

Target: 22nd December 2016
Ward: Newport Pagnell North And
Hanslope

Parish: Stoke Goldington Parish Council

Report Author/Case Officer: Matthew Pearce
Contact Details: 01908 254819 matthew.pearce@milton-keynes.gov.uk
Team Leader: Katy Lycett Interim DM Manager West Team
Contact Details: 01908 252313 katy.lycett@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
due to an objection received from the Parish Council.
1.3 The Site
The application site contains an end of terrace dwelling with a side and rear
garden and front parking area. The site is located in Town End Crescent within
Stoke Goldington. To the north east is No. 8 Town End Crescent, an end of
terrace property, the application site is in the side garden of No.8. Further to
the north east is No.7 Town End Crescent; to the north west of the application
site is an end of terrace dwelling, No. 9 Town End Crescent. To the south of
the site is an agricultural field, the application site which slopes up towards the
field which is on a higher level. The surrounding area of Town End Crescent is
a mix of two storey and single storey dwellings.
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1.4 The Proposal
The application seeks permission for the erection of a detached 2 storey
dwelling with associated works. The proposed dwelling would be located in
what is currently the side garden of No.8 Town End Crescent and would be a 3
bedroom property with a kitchen/family area, sitting room and study on ground
floor level. The proposed dwelling would have a hipped roof and would be
constructed of materials which are visually similar to the existing surrounding
dwellings.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework 2012
Para 17: Core Planning Principles
Chapter 6: Delivering A Wide Choice Of High Quality Homes
Chapter 7: Requiring Good Design
2.2 Local Policy
Milton Keynes Core Strategy 2013
CSA Presumption In Favour Of Sustainable Development
CS10 Housing
CS12 Developing Successful Neighbourhood
CS13 Ensuring High Quality, Well Designed Neighbourhoods
Adopted Milton Keynes Local Plan 2001 – 2011
D1: Impact Of Development Proposals On Locality
D2A: Urban Design
D2: Design Of Buildings
T10: Traffic
T15: Parking Provision
2.3 Supplementary Planning Documents
Milton Keynes Parking Standards 2016
New Residential Development Design Guide 2012
2.4 Neighbourhood Plan
Once a Neighbourhood Plan has been agreed at a referendum and is made
(brought into legal force) by the local planning authority, it becomes part of the
local planning authority’s development plan as an official development plan
document which carries statutory weight. Applications for planning permission
must be determined in accordance with the development plan, unless material
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considerations indicate otherwise. If a policy contained in the development plan
for an area conflicts with another policy in a development plan, the conflict
must be resolved by the decision maker in favour of the policy which is
contained in the latest document to become part of the development plan.
Neighbourhood Plans therefore form part of the development plan for the
relevant area. They will necessarily be in general conformity with the strategic
policies contained in the development plan for the area. If they are the most
recent document to become part of the development plan, they will attract
statutory priority. Neighbourhood plan policies will also take precedence over
non-strategic development plan policies where there is conflict.
Stoke Goldington does not have an adopted Neighbourhood Plan nor has it
created a designated Neighbourhood Plan Area.
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 Principle of residential development on the site
3.2 Design and Layout
3.3 Impact on neighbouring residents
3.4 Parking standards and highway safety
3.5 Drainage
3.6 Contaminated land
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

The application site is located within the Settlement Boundary of Stoke
Goldington and is in an area designated for Housing. As such, Saved Policy
H7 (Housing on Unidentified Sites) of the Milton Keynes Local Plan is
relevant. The policy outlines that development on sites within the settlement
boundary may be acceptable subject to criteria which is set out below.
“Proposals for new housing on sites within the limits of development of
settlements defined on the Proposals Map will be assessed against the
following criteria:
i) Whether the site has been previously developed
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ii) Whether any buildings on the site are empty or under-used and suitable for
conversion to residential use.
iii) The location and accessibility of the site to jobs, shops and services by
means other than the car, and the potential for improving such accessibility.
iv) The compatibility of housing development with existing land uses in the
surrounding area
v) Whether there is sufficient capacity in existing infrastructure, including
water supply, drainage and other utilities, and community facilities (such as
schools and health facilities) to serve the proposed development
vi) Whether there are any physical and environmental constraints, such as
contamination, noise and flood risk, affecting the site.”
The application site has not been previously developed as it is the side
garden of an existing dwelling and there are no buildings suitable for
conversion. The site is located within the settlement of Stoke Goldington
which has some local facilities and the proposed use would not conflict with
the surrounding residential uses. It is considered that the addition of one
additional dwelling would not overload the existing infrastructure and
community facilities. The constraints of the site are largely related to drainage
which will be discussed later in the report.
As such, the proposal is considered to be in accordance with Saved Policy
H7, the proposal for a detached dwelling is acceptable in principle subject to
the material considerations set out below.
5.2

Design and Layout
Saved Policies D2 and D2A of the Milton Keynes Local Plan 2001 – 2011 and
Core Strategy Policies CS12 and CS13 seek to ensure that all new
developments are high quality, well designed and relate well to the
surrounding area and that proposals design out the opportunities for crime.
Further, the Core Planning Principles in Paragraph 17 of the National
Planning Policy Framework state that planning should always seek to secure
high quality design.

5.3

The local area of Town End Crescent is predominantly comprised of terrace
dwellings and bungalows. The site is located on a bend of Town End
Crescent and there is a row of terrace dwellings to the north east and north
west. The proposed dwelling would be detached but would be set back from
the building line of both rows of terrace dwellings and as such would appear
less dominant in the streetscene. The proposed dwelling is slightly wider than
the terrace dwellings around Town End Crescent, it is however comparable in
width to both No.8 and No.9 and would not therefore be out of scale with the
immediate properties in the streetscene. The use of materials which are
similar in appearance to the existing dwelling will further ensure the proposed
dwelling does not detract from the character of the local area.
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5.4

Boundary treatments along Town End Crescent are a mix of dwarf walls,
hedging and no boundary treatment to the front boundary. The existing site
has no boundary treatment; this is not proposed to be altered. Given the mix
of the front boundary treatments, this is considered not to adversely affect the
character of the local area. It is noted that the proposed dwelling would be in
close proximity to the neighbouring properties on either side, this is
considered not to be out of keeping with the local area given the terraced
nature of the majority of dwellings in the local area.

5.5

The proposal is considered to be in keeping with the character of the local
area, the design and scale being in keeping with other properties in the
vicinity, and is therefore considered to be in accordance with Saved Policies
D2 and D2A of the Milton Keynes Local Plan 2001 – 2011 and Core Strategy
Policies CS12 and CS13.

5.6

Impact on neighbouring residents
Saved Policy D1 of the Milton Keynes Local Plan 2001-2011 details that
planning permission will be refused for development where it would adversely
affect residential amenity. In addition, the New Residential Development
Design Guide SPD (2012) provides guidance on achieving acceptable
amenity for future occupiers. Further, the core planning principles in the
National Planning Policy Framework (Paragraph 19) details that planning
decisions should seek to secure a good standard of amenity for all existing
and future occupants of land and buildings.

5.7

No.8 Town End Crescent is located to the north east of the application site
and is an end of terrace dwelling. The dwelling has had a side and rear
extension and there are four windows which face the application site on
ground floor, serving a utility room, w/c and staircase and two on the first
floor, serving a bathroom and as a secondary bedroom window. As these
windows either serve non-habitable rooms or are secondary windows, it is
considered that the proposed dwelling will not create a significant loss of
sunlight or daylight or create visual intrusion to these windows. The only
opening in the proposed dwelling which would face No.8 is a ground floor
window serving as a secondary window for the sitting room. This window will
be shielded by the proposed boundary treatment between the two properties
which will ensure the proposal does not create adverse loss of privacy to this
property. The rear windows serve a bathroom and bedroom 2, as the
proposed dwelling is situated further into its plot, the windows will not create
adverse loss of privacy to the rear garden of No.8.

5.8

No.9 Town End Crescent is located to the north west of the application site
and is an end of terrace dwelling. A detached garage exists close to the
boundary with the application site approximately 18 metres from the front
boundary of this neighbouring property. On the ground floor, a side window
serving the kitchen/diner faces the application site and a bathroom window on
the first floor. The first floor front window serving the bedroom of the proposed
dwelling will provide some view to No.9, however the view will be at an angle
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such that it would not create adverse loss of privacy to the dining room
window of No.9. The existing garage at No.9 will also help to mitigate the
impact to privacy of No.9. A side window on the proposed dwelling will face
No.9, however this window will serve a bathroom, in order to ensure this
window does not create adverse loss of privacy to the rear garden of No.9, a
condition should be applied to any permission granted for the side windows to
be obscurely glazed.
5.9

The neighbouring property, No.7 Town End Crescent is located adjacent to
No.8 to the north east. The proposed dwelling will be largely shielded by the
existing property of No.8 such that it will not create adverse loss of sunlight
and daylight, visual intrusion or loss of privacy.

5.10 The proposal is considered to be acceptable in terms of impact to
neighbouring residents’ amenity and is therefore considered to be in
accordance with Saved Policy D1 of the Milton Keynes Local Plan 2001-2011.
5.11 Parking standards and highway safety
Saved Policy T15 of the Milton Keynes Local Plan 2001-2011 requires
development proposals to deliver sufficient space for on-plot parking, in line
with the requirements outlined within the Parking Standards SPD. Saved
policy T10 of the Milton Keynes Local Plan 2001-2011 requires that
development proposals should not cause harm by exceeding highway
capacity or by causing significant disturbance, noise, pollution or risk of
accident.
5.12 The dwelling at No.8 Town End Crescent is a 3 bedroom property; as such
the property requires 2 allocated on-plot parking spaces. The submitted plan
shows two parking spaces located to the front of No.8. The proposed dwelling
would also be a 3 bedroom property and would require 2 allocated on-plot
parking spaces. Again, the submitted plans show two parking spaces to the
front of the proposed dwelling. Whilst the arrangement is somewhat
constrained, the Highways engineer has assessed the application and found
the arrangement to be acceptable as it meets the size requirements for
parking spaces and access.
5.13 It is noted that there are parking issues within the local area of Town End
Crescent however it is considered that the proposal will not create significant
levels of on-street parking such that it would add to the existing parking
issues.
5.14 The proposal is considered to be acceptable in terms of the parking
requirements and the impact to highways safety, such that it is in accordance
with Saved Policies T10 & T15 of the Milton Keynes Local Plan 2001-2011.
5.15 Drainage
The National Planning Policy Framework (NPPF) in paragraph 100 details
that inappropriate development in areas at risk of flooding should be avoided
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by directing development away from areas at highest risk, but where
development is necessary, making it safe without increasing flood risk
elsewhere. This guidance is echoed under Saved Policy D1 of the Local Plan
2001-2011 which advises that planning permission will be refused where
inadequate drainage is identified. The NPPF also provides a sequential test
to steer new development to areas with the least probability of flooding
(paragraph 101) and states that development should not increase flood risk
elsewhere (paragraph 103).
5.16 According to the Environment Agency’s ‘risk of flooding from surface water’
Map, there is a very low risk of surface water flooding. The site is located
within Flood Zone 1 as defined by the Environment Agency (and associated
with main rivers). It is however noted that there is an existing issue of surface
water flowing from the agricultural field onto the application site and onto the
road of Town End Crescent. A flood risk assessment was submitted which
identified potential mitigation measures to prevent the development creating
further surface water drainage issues.
5.17 It is unreasonable to expect an application to deal with flooding issues outside
of the application site, however a condition has been applied to the
application for a detailed design and associated management and
maintenance plan, for a surface water drainage scheme, based on
sustainable drainage principles for the site to be submitted. On this basis, the
proposed development is considered to accord with Development Plan Policy
D1 and the principles outlined in the NPPF with regard to drainage and flood
risk.
5.18 Contaminated land
The National Planning Policy Framework requires development plan policies
to adequately consider whether application sites are appropriately located for
their intended use in relation to ground contamination. Saved policy D1(iv) of
the Milton Keynes Local Plan 2001-2011 states that planning permission will
be refused for development where unacceptable levels of pollution are
identified.
5.19 Whilst the end use would be sensitive to the presence of contaminants there
is a moderate risk of contaminative historical uses on the site. To ensure that
contamination does not impact upon the proposed development suitable
conditions are recommended at Section 6.0 of this report. The proposal
therefore complies with saved policy D1(iv) of the Milton Keynes Local Plan
2001-2011 in this regard.
5.20 Conclusion
In conclusion it is considered that the proposal is in accordance with the
relevant policies and as such it is recommended that planning permission is
granted, subject to the conditions below.
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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 91 of the Town and
Country Planning Act 1990. .
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.
The proposed parking areas shown on the approved plans shall be
carried out in accordance with the approved plans prior to first occupation of
the development. They shall remain as a permanent ancillary to the
development.
Reason: To ensure safe access and sufficient off street parking to meet the
needs of the development.
4.
Prior to any development taking place, the developer shall carry out an
assessment of ground conditions to determine the likelihood of any ground,
groundwater or gas contamination of the site.
The results of this survey detailing the nature and extent of any
contamination, together with a strategy for any remedial action deemed
necessary to bring the site to a condition suitable for its intended use, shall be
submitted to and approved by the Local Planning Authority before
construction works commence.
i) Any remedial works shall be carried out in accordance with the approved
strategy and validated by submission of an appropriate verification report prior
to first occupation of the development.
ii) Should any unforeseen contamination be encountered the Local Planning
Authority shall be informed immediately. Any additional site investigation and
remedial work that is required as a result of unforeseen contamination will
also be carried out to the written satisfaction of the Local Planning Authority.
Reason: To ensure that the site is fit for its proposed purposed and any
potential risks to human health, property, and the natural and historical
environment, are appropriately investigated and minimised.
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5.
Prior to first occupation of the development, a detailed drainage
strategy to deal with surface water runoff on the site 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 prior to first occupation
of the development.
Reason: To reduce the risk of localised flooding within the locality.
6. Prior to development above slab level, 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 by the Local Planning Authority and the
boundaries of the site shall be enclosed in accordance with the approved
details before the development is first occupied. The approved fence, hedge
or wall shall subsequently be retained to the satisfaction of the Local Planning
Authority.
Reason: To protect the appearance of the locality and safeguard the privacy
of neighbours.
7. The window on the west elevation serving the bathroom, shall be obscurely
glazed to a level of obscurity of level 3 within the Pilkington range of Textured
Glass or equivalent and be non opening below 1.7 metres from the finished
floor level It shall not be altered to clear glazing or opening thereafter.
Reason: To safeguard the amenity and privacy of the adjoining residential
property No.9 Town End Crescent.
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Appendix to 16/03007/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 16/02845/FUL
Part two storey and part single storey rear extension
Permitted
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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

Parish - Stoke Goldington
(Objection)

Noted



Proximity to neighbouring property



Insufficient parking on site and existing parking issues in Noted and discussed in paragraph 5.11 – 5.14
the local area



Extensive excavation could create drainage problems

Noted and discussed in paragraph 5.4

Noted and discussed in paragraph 5.15 - 5.17

A3.2

Ward - Newport Pagnell North And Hanslope - Cllr A Geary
(No comments received)

Noted

A3.3

Ward - Newport Pagnell North And Hanslope - Cllr Green
(No comments received)

Noted

A3.4

Ward - Newport Pagnell North And Hanslope - Cllr Patey-Smith
(No comments received)

Noted

A3.5

Local Residents
Noted
The occupiers of the following properties were notified of the
application:
7, 9, 43 & 44 Town End Crescent, Stoke Goldington
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A site notice was also posted advertising the application
A3.6

One third party representation was received from No.9 in
objection to the application on the grounds of:


Flooding issues – Surface Water Run-off from the field to Noted and discussed in paragraph 5.15 – 5.17
the rear



Retaining wall – No details of the retaining wall, levels Noted, sectional plans and site plans with levels were
submitted providing further details.
etc.



Parking issues – Existing parking issues in area, Noted and discussed in paragraph 5.11 – 5.14
proposed driveway is small



Loss of privacy – Views into garden and side windows

Noted and discussed in paragraph 5.8



Party Wall – Not clear on what is required

A Party Wall Agreement is a civil matter.

(67)

APP

05

Application Number: 17/01139/FUL
Removal of conditions 6 (internal wall sound insulation) and 7 (dropped kerb)
attached to planning permission 16/01734/FUL
AT 4 Herdman Close, Greenleys, Milton Keynes
FOR Mr Reza Kazemi
Target: 21st June 2017
Ward: Wolverton

Parish: Wolverton & Greenleys Town
Council

Report Author/Case Officer: Samantha Taylor Senior Planning Officer
Contact Details: samantha.taylor2@milton-keynes.gov.uk
Team Leader: Helen Lowe Team Manager East Team
Contact Details: 01908 253629 Helen.Lowe@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.
This application is referred to the Development Control Panel for determination
due to an objection received from Ward Councillor Middleton, Wolverton and
Greenleys Town Council and the number of third party objections received.
The Site
The application site comprises of a two-storey, brick-built, semi-detached
dwelling, Situated in front of the property is parking for two vehicles with the
rear garden serving the dwelling being located to the north-west. Directly
adjoining the property from the south-west is neighbouring property No.3
Herdman Close with No.5 Herdman Close being connected via the attached
double garage to the north-east of the site. Located to the north-west of the
application site, to the rear of the dwelling is neighbouring property No.23
Buckman Close, Greenleys.
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1.2 The Proposal
The application seeks planning permission to remove conditions 6 (wall sound
insulation) and 7 (dropped kerb) pertaining the previously approved change of
use from a C3 dwellinghouse to a C4 House in Multiple Occupancy with five
lettable bedrooms (reference 16/01734/FUL).
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework paragraph …..
2.2 Local Policy
Core Strategy 2013
Policy CS 10: Housing
Policy CS 13: Ensuring High Quality, Well Designed Places.
Milton Keynes Local Plan 2001- 2011
D1: Impact of Proposals on Locality
T15: Parking Provision
H10: Subdivision of dwellings and houses in multiple occupation
Supplementary Planning Documents
Houses in Multiple Occupation Adopted (2012)
New Residential Development Design Guide (2012)
Parking standards (2016)
National Policy
National Planning Policy Framework 2012
Section 7: Requiring Good Design
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 Whether proposed removal conditions would result in unacceptable harm
cause to the amenity of neighbouring properties or through highway safety
implication.
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 the end of this report.
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5.0 CONSIDERATIONS
(An explanation of the main issues that have lead to the officer Recommendation)

5.1 Principle
The proposed development would fall under Saved Policy H10 of the Milton
Keynes Local Plan 2001-2011 which allows for the creation of Houses in
Multiple Occupation subject to an assessment against a set of 4 criteria. The
principle of residential development on the site is acceptable. The application
16/01734/FUL was considered acceptable allowing the change of use from C3
to C4 with 5 lettable bedrooms as determined by the Development Control
Panel in January 2017.
Removal of Condition 6 – Wall Insulation
Following the grant of permission and subsequent discussions with the
Environmental Health Officer, it is noted by officers that the specific technical
requirements of the condition relating to insulation in HiMO properties is out of
date and should no longer be imposed. This is because the requirement for
40dB level does not practically relate to any measure and the requirement
therefore prevents the consent being implemented.
The current condition states the following:
Within 3 months of the date of the decision, the following shall be undertaken:
A) All internal bedroom walls and (where there is a habitable room above or
below) bedroom ceilings and floors shall meet the sound insulation standard of
a minimum value of 40dB.
B) Proof that the above standards have been achieved shall be provided by the
submission of a noise assessment to the Local Planning Authority. The noise
assessment shall be carried out in accordance with British Standard 8233:1999
(Sound Insulation and Noise Reduction in Buildings) and shall demonstrate
that the sound insulation achieves the minimum values as stated above. The
submitted details shall include the test methodology and results with all
supporting data.
Reason: To avoid nuisance from noise and vibration between the proposed
dwelling units, and to comply with saved policy H10 (i) of the Milton Keynes
Local Plan 2001-2011.
The applicant has sought specialist advice from a noise consultant who has
also confirmed that the requirement for a minimum value of 40dB is an
arbitrary assessment and cannot be complied with. However, it is accepted by
Officers, that the reasoning for imposing the condition is reasonable, in order to
protect the amenity of neighbouring properties.
Whilst the applicant has asked for the condition 6 to be removed, it is
considered necessary that this condition is amended to the following wording:
Within 4 weeks of the date of the decision, details of the noise mitigation
measures for the party wall, shall be submitted to and approved in writing by
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the local planning authority. The approved scheme of mitigation shall be fully
implemented prior to first occupation of the property as a House in Multiple
Occupation, and shall be retained as such thereafter.
Reason: To ensure the development does not adversely affect the amenity of
future occupiers
This allows the Local Authority to control the suitability of insulation along the
shared third party wall in the interests of residential amenity. However, it
should also be noted that insulation between ceilings and floors internally, is
controlled by Approved Document E of the current Building Regulations. The
requirements of this document would need to be met outside of the planning
regulations through a Building Control application.
In light of the above, Officers believe it is necessary for the condition to be
varied to allow for the Local Authority to control the impact on residential
amenity whilst allowing the applicant to have an implementable consent.
Condition 7 – Dropped Kerb
Condition 7 requires the following:
Within three months of the date of this permission, the alteration to the access
which includes the installation of a dropped kerb shall be completed in
accordance with the approved plans and retained thereafter.
Reason: To ensure satisfactory facilities and to prevent harm to the amenities
of the area to comply with the Parking Standards 2016 Supplementary
Planning Document.
The applicant has provided photographs and a cover letter which demonstrates
that the application benefits from a kerb type which allows vehicular access to
the on plot parking spaces. As such, a dropped kerb is not required and it is
recommended that the condition can be removed. The proposed development
would still accord with T15 and the Parking Standards SPD should the
condition be removed.
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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 house shall not be operated with more than 5 lettable rooms at any time.

Reason: To control future intensification of the application property.
2.
The approved drying area shall be provided and retained as approved under
discharge of condition application 17/00475/DISCON.
Reason: To ensure satisfactory facilities and to prevent harm to the amenities of the
area to comply with saved policy H10 (iii) of the Milton Keynes Local Plan 20012011.
3.
The on-site bin storage for the storage of household refuge and recyclables
will be provided and retained as approved under discharge of condition application
17/00475/DISCON.
Reason: To safeguard the appearance of the area and the amenities of local
residents to comply with saved policy H10 (iii) of the Milton Keynes Local Plan 20012011.
4.
The cycle storage for the storage of cycles will be provided and retained as
approved under discharge of condition application 17/00475/DISCON.
Reason: To ensure satisfactory facilities and to prevent harm to the amenities of the
area to comply with the Parking Standards, 2016, Supplementary Planning
Document.
5.
Within 4 weeks of the date of the decision, details of the noise mitigation
measures for the party wall, shall be submitted to and approved in writing by the
local planning authority. The approved scheme of mitigation shall be fully
implemented prior to first occupation of the property as a House in Multiple
Occupation, and shall be retained as such thereafter.
Reason: To ensure the development does not adversely affect the amenity of future
occupiers
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Appendix to 17/01139/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 16/01734/FUL
Change of use from residential dwelling (use class C3) to house in multiple
occupancy (use class C4) with 5 lettable rooms (part-retrospective)
PER 23.01.2017
17/00475/DISCON
Details submitted pursuant to discharge of conditions 3(cycle storage), 4 (bin
storage), 5 (external drying area) and 7 (access and dropped kerb) attached
to planning permission 16/01734/FUL
DTAPP 19.04.2017
17/01139/FUL
Removal of conditions 6 (internal wall sound insulation) and 7 (dropped kerb)
attached to planning permission 16/01734/FUL
PDE

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

Environmental Health Manager
Noted.
The application has been discussed internally with the
environmental health officer although formal comments
have not been submitted. It is noted that the Environmental
Health officer accepted that the 40dB requirement is not l
relevant and should not be imposed.
Parish - Wolverton & Greenleys
The Committee RESOLVED to OBJECT to the applicants
request to remove the condition number 6, as this was a
recommendation that was imposed previously by MKC
Planning and agreed by the Committee as a reasonable
request to impose.

Noted.

The Committee RESOLVED to make NO OBJECTION to Noted.
condition 7 being removed with regards to the dropped kerb
Ward - Wolverton - Cllr Miles
No response received

Noted.

Ward - Wolverton - Cllr Middleton
It would appear that this application is seeking the removal Noted.
of two important planning conditions. These conditions
serve to mitigate the adverse effect to the local community
and in particular the immediate next door neighbours from
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having a House in Multiple Occupation on their street.
Parking and noise pollution are two matters which are Noted.
considered relevant to the grant of a HiMO under the Local
Plan. The removal of these two conditions would risk the
quiet and peaceful enjoyment of adjacent properties through
unreasonable noise levels and inconsiderate parking.
Ward - Wolverton - Cllr Marland
No response received.

Noted.

Local Residents
Noted.
The occupiers of the following properties were notified of the
application:
20 Herdman Close Greenleys Milton Keynes
1 Herdman Close Greenleys Milton Keynes
19 Herdman Close Greenleys Milton Keynes
2 Herdman Close Greenleys Milton Keynes
24 Herdman Close Greenleys Milton Keynes
22 Buckman Close Greenleys Milton Keynes
23 Buckman Close Greenleys Milton Keynes
24 Buckman Close Greenleys Milton Keynes
5 Herdman Close Greenleys Milton Keynes
3 Herdman Close Greenleys Milton Keynes
Two third party objections have been received outlining the
following:
 Harm caused through increased noise generation
 Existing kerb is suffering from wear and tear
Comments raised which are not materially relevant to the
consideration of this application:
 Existing issues with the landlord over fencing
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Existing parking issues
Noise of vehicles
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Application Number: 17/01166/FUL
Loft conversion with dormer to rear roofslope and rooflights to front and rear
roofslopes
AT 5 Carriers Close, Hanslope, Milton Keynes
FOR Mr & Mrs Ainsworth
Target: 23rd June 2017
Ward: Newport Pagnell North And
Hanslope

Parish: Hanslope Parish Council

Report Author/Case Officer: Danika Hird
Contact Details: 01908 252926 danika.hird@milton-keynes.gov.uk
Team Leader: Helen Lowe Development Management Manager East Team
Contact Details: 01908 253629 helen.lowe@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
due to an objection received from Hanslope Parish Council.
1.3 The Site
The application site is a detached, two-storey, red brick dwelling located on
Carriers Close in Hanslope. The application site is situated in a small cul-desac containing five dwellings. To the north-east of the application site (front of
the dwelling) is neighbouring property No.8 High Street with No.11 St James
Close to the south. To the south-east of the site is Holywell House, High Street
with No.1A St James Close being situated to the south-west. The application
site is adjoined from the north-west by 4 Carriers Close.
The site falls within Hanslope’s conservation area. The south-western
boundary of the application site forms the boundary of Hanslope’s conservation
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area.
1.4 The Proposal
This application seeks planning permission for installation of three rooflights to
the front and rear of the property. In addition to this, a flat-roof rear dormer
window is proposed above the rear gable feature of the dwelling. The proposed
development would create a second floor within the property to accommodate
two bedrooms and a shower room.
2.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

2.1 National Policy
National Planning Policy Framework, 2012
Paragraph 7 – Requirements for achieving sustainable development
Paragraph 14 – Presumption in favour of sustainable development
Paragraph 17 – High Quality Design & Appropriate Conservation of Heritage
Assets
Paragraph 64 – Impact of Character and Appearance of the Area
Paragraph 134 – Where less than substantial is identified, consideration of the
public benefits should be had
Section 12 – Historic Environment
2.2 Local Policy
Core Strategy, 2013
Policy CS12 - Delivering Successful Neighbourhoods;
Policy CS13 - Ensuring High Quality Well Designed Places;
Policy CS19 – The Historic and Natural Environment
2.3 Saved Policies Milton Keynes Local Plan 2001-2011
Policy D1 - Impact of Development Proposals on Locality;
Policy D2 - Design of Buildings;
Policy HE5 – Development Affecting the setting of a Listed Building;
Policy HE6 – Conservation Areas;
Policy T15 - Parking Provision;
2.4 Supplementary Planning Documents
Parking Standards, 2016
2.5 Legislation
Section 66 & 72 of the Planning (Listed Building and Conservation Areas) Act
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1990.
3.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1 - Principle of Development
- Design
- Impact on Heritage Assets
- Impact on Neighbouring Properties
- Parking Provisions
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 the end of this report.
5.0

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

5.1

Background
Prior to the submission of this application, a Certificate of Lawful
Development (ref: 17/00368/CLUP) was submitted to the Local Planning
Authority for the works which are proposed within this current application. The
proposed works were deemed unlawful on 07 th April 2017 as the rear dormer
window cannot be erected under Permitted Development as the application
site falls within Hanslope’s conservation area.

5.2

The proposed rooflights would be permitted development however as they
included within the same application as the dormer window, these were
considered unlawful as a split decision cannot be issued on a Certificate of
Lawful Development. As such, it is acknowledged that the fall back position
for this application would be that the rooflights could be installed under
Permitted Development and therefore this report will largely focus on the
aspect of the development which requires planning permission, the rear
dormer window.

5.3

Principle of Development
Saved Policy D2 of the Milton Keynes Local Plan 2001-2011 sets out the
criteria which govern the design of new buildings and extensions to existing
buildings. This policy ensures the design of any proposed extension will relate
well to the surrounding area and character of the original building. The last
sentence of this policy states that: “extensions to existing buildings will only
be permitted providing the scale of the proposed extension does not detract
from the character of the original building”. An extension to the dwelling would
be acceptable in principle subject to the extension not detracting from the
character of the original building, conservation area, nearby listed building nor
should it result in an adverse impact on the amenity of neighbouring
properties or the site’s parking provisions.
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5.4

Design
Saved Policy D2 of Milton Keynes Local Plan 2001 – 2011 states “extensions
to existing buildings will only be permitted providing the scale of the proposed
extension does not detract from the character of the original building”. Good
design is a key aspect of sustainable development and should contribute
positively to making places better for people. This requirement is outlined
within the National Planning Policy Framework, Section 7.

5.5

The application site is located within a small cul-de-sac off of the High Street
in Hanslope within Hanslope’s conservation area. Properties in Carriers Close
were constructed in the early 1990s. The application building is of a modern,
standard house type design in which a dormer window sited to the rear would
sit comfortably. Furthermore the use of matching materials ensures the
development integrates satisfactorily with both the host dwelling and locality.
The proposed development is considered to be small scale in context with
application building and site. Rooflights have been introduced to buildings
within the local area and therefore proposed rooflights would not detract from
character and appearance of the local area. The scale of the proposed works
is considered not to detract from the character of the original building. The
development would comply with saved policy D2 of Milton Keynes Local Plan
2001 – 2011 and Section 7 of the National Planning Policy Framework 2012.

5.6

Impact on Heritage Assets
The application site is situated within Hanslope’s Conservation Area. Section
72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places
a duty on local authorities to pay special attention to the desirability of
preserving or enhancing the character or appearance of Conservation Areas.
Recent cases in the High Court of Appeal have placed emphasis on Local
Planning Authorities ensuring that great weight is attached to these duties.
Saved Policy HE6 of the Milton Keynes Local Plan 2001 – 2011 and Core
Strategy Policy CS19 reflect the aforementioned duty and require
development proposals to protect and enhance the significance of the
Borough’s heritage assets. Section 12 of the National Planning Policy
Framework also seeks the preservation and enhancement of the historic
environment.

5.7

The proposed dormer window is to be located to the rear of the property and
therefore would not be highly visible when viewed from the public realm. As
outlined above, Carriers Close is formed by relatively modern properties
which are traditional in design to ensure their siting does not detract from the
character and appearance of Hanslope’s conservation area. As such, given
the location of the site, development and its scale, it is considered that the
proposed development would not appear as an incongruous feature to the
host dwelling or Hanslope’s conservation area. In addition to this, the views of
the proposed rear dormer are considered to be limited. There are obscured
views to the rear of the application site from St James Close; however St
James Close is not within Hanslope’s conservation area. Therefore, the
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proposed dormer window is largely visible when viewed from the application
site and surrounding properties and would not have a harmful impact on
Hanslope’s conservation area. The rooflights are considered to have limited
impact on the character and appearance of Hanslope’s conservation area.
5.8

The nearby listed buildings are situated a sufficient distance from the
application site to ensure the development does not have an adverse impact
on the setting of any nearby listed buildings.

5.9

Overall, it is considered the proposed works would have a neutral impact on
the character of the conservation area. Consequently, there is no need to
offset the impact of the proposals against any public benefit. Great weight has
been applied to the consideration of this application and the impact it would
have on any designated heritage assets. As such it is considered that the
local authority has discharged their statutory duty to pay special regard to the
preservation of the conservation as required by section 72 of the Planning
(Listed Buildings and Conservation Areas) Act 1990. The development would
comply with saved policies D1, HE5 and HE6 of Milton Keynes Local Plan
2001 – 2011, Section 66 & 72 of the Planning (Listed Building and
Conservation Areas) Act 1990 and Sections 7 and 12 of the National Planning
Policy Framework 2012.

5.10 Impact on Neighbouring Properties
The following parts of saved Policy D1 of the Milton Keynes Local Plan 20012011 would be applied to your proposal:
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
5.11 The proposed dormer window would be situated on the rear roof slope of the
main dwelling. As the dormer window would not protrude beyond the rear
elevation of the existing dwelling it is considered that this opening would
largely provide the same outlook as the window already located at first floor of
the application building. It is therefore considered the proposed dormer
window would not give rise to any adverse impacts in regard to overlooking
and a loss of privacy when compared to the existing arrangement. Given the
scale of the proposed works, it is considered the proposed dormer window
would not be visually intrusive or have a significant impact in regard to loss of
light. The proposed rooflights will have a minor impact on the amenity of
neighbouring properties as they offer limited outlook.
5.12 It is therefore considered that the proposed development would not have an
unacceptable impact on neighbouring amenity in regard to visual intrusion,
loss of privacy, sunlight and daylight. The proposed development would
therefore comply with saved Policy D1 (iii) of the Milton Keynes Local Plan
2001-2011 and Section 7 of the National Planning Policy Framework 2012.
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Parking Provisions
Saved Policy T15 of the Milton Keynes Local Plan 2001-2011 relates to
ensuring development proposals meet vehicle parking requirements as laid
out in the Parking Standards Supplementary Planning Document 2016 (SPD).
The policy states:
“Development proposals should meet the following vehicle parking
requirements:
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 parking arrangement is not proposed to be altered in this instance. The
number of bedrooms is proposed to increase by 2, from a four bedroom
property to a six bedroom property, however under the Milton Keynes Parking
Standards this does not constitute an additional need for a parking space.
Therefore it is considered that there will be no impact on parking provision as
a result of the proposal.
The proposed development would be in accordance with Saved Policy T15 of
the Milton Keynes Local Plan 2001-2011 and Milton Keynes Parking
Standards SPD 2016.
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 91 of the Town and
Country Planning Act 1990.
2.
The roof tiles of the development hereby permitted shall be
constructed of a material that closely resembles the materials of the existing
dwelling.
Reason: To ensure that the development does not detract from the
appearance of the locality.
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Appendix to 17/01166/FUL
A1.0 RELEVANT PLANNING HISTORY
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(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 17/00368/CLUP
Loft conversion with dormer extension and rooflights to rear roof slope and
rooflights to front roof slope
CERTIFICATE OF LAWFUL DEVELOPMENT - UNLAWFUL 07.04.2017

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

Councils Archaelogists – No comments received

Noted

A3.2

Conservation – The proposed development will not Noted and discussed in paragraph 5.6 to 5.9
cause harm to the setting of the nearby listed buildings
or the character or appearance of the Hanslope
Conservation Area.
As such I have no objection to the proposed works.

A3.3

Parish – Hanslope

Noted and discussed in paragraph 5.11.

The Parish Council discussed this application in some detail
at our meeting last night and would like to object to this
application on the following grounds:


The property is in a conservation area and alterations
of this nature

A3.4



are not considered in keeping with the area or Noted and discussed in paragraph 5.4 & 5.5
surrounding properties

A3.5



The height of the proposed alterations will impact the Noted and discussed in paragraph 5.11. The setting of
light in neighbouring properties The Parish Council precedence is not a material planning consideration.
are concerned that, should you approved this
application, it will set a precedence.
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A3.6

Ward - Newport Pagnell North And Hanslope - Cllr A Geary Noted
– No comments received

A3.7

Ward - Newport Pagnell North And Hanslope - Cllr Green – Noted
No comments received

A3.8

Ward - Newport Pagnell North And Hanslope - Cllr Patey- Noted
Smith – No comments received

A3.9

Local Residents
Noted
The occupiers of the following properties were notified of the
application:
1A, 11 St James Close Hanslope Milton Keynes
Holywell House High Street Hanslope
8 High Street Hanslope Milton Keynes
1, 2, 3 & 4 Carriers Close Hanslope Milton Keynes
Three third party representations received raising the
following objections:

A3.10

-

Overlooking

Noted and discussed in paragraph 5.11

-

Reference to tree works which have taken place in Works to trees are not proposed as part of this application
Carriers Close
and therefore are not relevant to this proposal.

-

Out of character to surrounding properties

Noted and discussed in paragraph 5.4 & 5.5

-

Impact on the Conservation Area

Noted and discussed in paragraph 5.6 to 5.9

-

Rear Dormer is visually intrusive

Noted and discussed in paragraph 5.11.
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-

Development would set a precedent

This is not a material planning consideration.
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Application Number: 17/00745/FUL
Other
Single storey side extensions (resubmission of withdrawn application
16/00537/FUL)
AT 26 Penryn Avenue, Fishermead, Milton Keynes
FOR Evergreen Shop
Target: 12th July 2017 (EOT 24th July 2017)
Ward: Woughton And Fishermead

Parish: Campbell Park Parish Council

Report Author/Case Officer: Monika Piwonska
Contact Details: Monika.Piwonska@milton-keynes.gov.uk
Team Leader: Helen Lowe Team Manager East Team
Contact Details: 01908 253629 Helen.Lowe@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 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.milton-keynes.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 objections from Campbell Park Parish Council.
2.0 THE SITE
2.1 The application site comprises on existing retail unit situated at ground floor
level of a block of flats on the eastern corner at the junction of Pencarrow
Place and Penryn Avenue, Fishermead. There are a number of individual shop
units in Fishermead. The wider area is predominantly residential in character
containing residential accommodation and/or car parking on the ground floor
level. Details of the site and its relationship to surrounding properties can be
seen in the plans attached to this report.
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3.0 THE PROPOSAL
3.1 This application seeks full planning permission for the creation of single storey
side extensions. The external floor area of the extensions measures
approximately 16 square metres. The proposal will result in reducing two
parking spaces. This application is a resubmission of the previously withdrawn
application 16/00537/FUL.
4.0 RELEVANT POLICIES
(The most important policy considerations relating to this application)

4.1 National Policy
4.2 National Planning Policy Framework 2012
Paragraphs 11-16: Presumption in favour of sustainable development
Section 7: Requiring good design
Paragraphs 186-187: Positive approach to decision taking
Paragraphs 196-197: Determining applications
Paragraphs 203, 206: Conditions
4.3 Local Planning Policy
4.4 Milton Keynes Core Strategy 2013
Policy CSA: Presumption in favour of sustainable development
CS13: Ensuring high quality, well designed places
4.5 Adopted Milton Keynes Local Plan 2001-2011 (Saved Policies)
Policy D1 (iii): Impact of development proposal on locality
Policy D2 (ii): Design of buildings
Policy T15: Parking provision
4.6 Supplementary Planning Document
Parking Standards 2016
New Residential Design Guide 2012
5.0 MAIN ISSUES
(The issues which have the greatest bearing on the decision)

5.1 The main issues for the recommendation of this planning application comprise:
 Principle development
 Design and appearance
 Residential amenity
 Parking and highway safety
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6.0 RECOMMENDATION
(The decision that officers recommend to the Committee)

6.1 It is recommended that planning permission be granted subject to the
conditions set out at section 8 of this report.
7.0

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

7.1

Principle of development

7.2

Saved Policy D2 of the Milton Keynes Local Plan 2001-2011 allows for the
extension of buildings, as such the proposed development is considered to be
acceptable in principle. This policy also states that the buildings will only be
permitted subject to considerations of design, scale and siting which will be
discussed below.

7.3

Design and appearance

7.4

The development is assessed relative to saved Policy D2 (ii) of the Milton
Keynes Local Plan 2001-2011, Policy CS13 of the Milton Keynes Core
Strategy 2013 and Section 7 of the National Planning Policy Framework 2012
which require development to contribute positively to the character of an area
and to be designed to a high standard considering local context.

7.5

The proposed extensions to the existing shop unit would be located on the
ground floor of the block of flats. This would be positioned underneath the
flats, on the place of two parking spaces. One of them is to the north-east and
another one is to the south-east of the shop. The proposed extensions would
infill two parking spaces and would not project beyond the existing first floor
elevation. The proposal would not present an additional building form and
therefore it is not considered to be overdevelopment of the site. The
application proposes brickwork to match the local area. The proposed
extensions would be visible within the street scene. However, the small scale
of the extensions and use of materials ensures the proposal does not detract
from the character of the original building and wider local area.

7.6

The proposed development is considered to comply with saved policy D2 (ii)
of the Milton Keynes Local Plan 2001-2011.

7.7

Residential amenity

7.8

Saved Policy D1 (iii) of the Milton Keynes Local Plan 2001-2011 expects
residential amenity to be considered. This policy seeks to ensure that there
would be no significant visual intrusion or loss of privacy, sunlight and daylight
arising from new development.

7.9

The proposed extensions would be attached to the shop unit and would be
placed on two parking spaces underneath the flats. There are no windows
proposed on any elevations. It is therefore considered that the proposed
development would not affect the amenity of neighbouring properties in terms
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of loss of privacy, sunlight and daylight. Additionally, the use of the retail unit
remains as existing and therefore the proposed development would not give
rise to any alteration in terms of noise.
7.10 The proposed development is considered to comply with saved policy D1 (iii)
of the Milton Keynes Local Plan 2001-2011.
7.11 Parking and highway safety
7.12 Saved Policy T15 of the Milton Keynes Local Plan 2001-2011 relates to
ensuring development proposals meet on-plot parking requirements as laid
out in the Milton Keynes Parking Standards 2016.
7.13 It is noted that two side extensions are proposed to use two existing off-street
parking spaces allocated to the flats above the property. A parking statement
has been provided proving that there is a sufficient level of unallocated
spaces available in the immediate vicinity. Given the parking survey and the
fact that the existing parking spaces are not being fully utilised it is therefore
considered that the proposal would have a limited impact on available parking
supply and would not result in any prejudice to residential amenity or highway
safety or capacity. Additionally, no objection has been raised from the
Highways Engineer stating that the loss of the on-plot parking spaces is a
concern although the evidence would suggest that the impact from the loss
would be limited with alternative parking spaces close by to the site. The
comments from the Parish council were noted and the highways engineer had
no doubt that at certain times some inappropriate parking may well take
place. However, the highways engineer was not convinced that this should
carry substantial weight particularly when the evidence suggests that parking
spaces are available close by and individuals are choosing the inappropriate
parking rather than the dedicated spaces close by. For these reasons the
highways engineer reluctantly raised no objections.
7.14 It is considered that there is ample off street parking on Penryn Avenue and
Pencarrow Place. It would not be justified to refuse the application on this
ground. Therefore it is considered that the proposal is in accordance with
saved policy T15 of the Milton Keynes Local Plan 2001-2011.
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 91 of the Town and
Country Planning Act 1990.

2

The external surfaces of the development hereby permitted shall be
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constructed only of materials of a type and colour which match those of the
existing building.
Reason: To ensure that the development does not detract from the
appearance of the locality.
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Appendix to 17/00745/FUL
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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 99/01474/FUL
CHANGE OF USE FROM CLASS A1 (RETAIL) TO CLASS A3 FOR USE AS
A CAFE
REF 24.12.1999
16/00537/FUL
Single storey side extensions
WDN 09.09.2016

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

Cranfield Airport

Noted

No comments received.
A3.2

Parish - Campbell Park

Noted

Objection on the grounds of:
 Insufficient parking provision.

Noted and discussed in paragraph 7.13



Reducing the parking provision for the six residential Noted and discussed in paragraph 7.13
flats located at 26 Penryn Avenue.



Prejudice to residential amenity of highway safety or Noted and discussed in paragraph 7.9 and 7.13
capacity.



Badly damaged and dangerous pavements around This comment is outside the realms of town planning and is
not part of the material consideration.
the property.



Overdevelopment of the site.



Inconsistency within the application form and design It is noted that internal use of the extensions stated in the
application form and in the design and access statement,
statement.
whether it is tradable area or the area use for storage, office,
tea/coffee and WC facilities for staff associated with the
shop, does not affect a planning decision.

Noted and discussed in paragraph 7.5
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A3.3

Ward - Woughton And Fishermead - Cllr O'Neill

Noted

No comments received.
A3.4

Ward - Woughton And Fishermead - Cllr Coventry

Noted

No comments received.
A3.5

Ward - Woughton And Fishermead - Cllr Wilson

Noted

No comments received.
A3.6

Highways Development Control

Noted

The comment has been received as following:
The loss of the on-plot parking spaces is a concern although
the evidence would suggest that the impact from the loss
would be limited with alternative parking spaces close by to
the site. The comments from the Parish council were noted
and the highways engineer had no doubt that at certain
times some inappropriate parking may well take place.
However, the highways engineer was not convinced that
this should carry substantial weight particularly when the
evidence suggests that parking spaces are available close
by and individuals are choosing the inappropriate parking
rather than the dedicated spaces close by. For these
reasons the highways engineer reluctantly raised no
objections.
A3.7

Local Residents
Noted
The occupiers of the following properties were notified of the
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application:
Chairman Fishermead Residents Association 70 Mullion
Place
28B Penryn Avenue Fishermead Milton Keynes
28D Penryn Avenue Fishermead Milton Keynes
28A Penryn Avenue Fishermead Milton Keynes
28F Penryn Avenue Fishermead Milton Keynes
28C Penryn Avenue Fishermead Milton Keynes
28E Penryn Avenue Fishermead Milton Keynes
No representations have been received.
A3.8

Additional Information
Additional information from agent has been received as a
public comment in response to Parish Council letter of
objection. Therefore it is not treated as a public
representation.
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APP

08

Application Number: 17/01212/FUL
Subdivide existing dwelling into 2 flats
AT 30 Folly Lane, North Crawley, Newport Pagnell, MK16 9LW
FOR Karen Morris
Target: 28/06/2017
Ward: Olney

Extension of Time: 24/07/2017
Parish: North Crawley

Report Author/Case Officer: Mike Davey
Contact Details: 01908 253364 Mike.Davey@Milton-keynes.gov.uk
Team Leader: Katy Lycett
Contact Details: catherine.lycett@milton-keynes.gov.uk
1.0

01908 252313

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 it constitutes a departure from development plan policy.

1.3

The Site
The application site is located on Folly Lane, situated in the open countryside
on the outskirts of North Crawley. The property forms part of a small
collection of two-storey terraced dwellings with off street parking provided on
the frontage of the properties and further informal parking areas adjacent
Folly Lane. No. 30 is located on the end of one of the terraces and has been
previously extended in the form of a two storey side extension.

1.4

The Proposal
The application proposes the subdivision of the dwelling to form two
residential flats.
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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
Paragraph 7 – Sustainable Development
Paragraph 17 – Core Principles

2.2

Local Policy
Milton Keynes Core Strategy 2013
Policy C13 Ensuring High Quality Well Designed Places

2.3

Milton Keynes Local Plan 2001-2011
Policy D1- Impact of Development Proposals On Locality
Policy D2 – Design of Buildings
Policy T15 – Parking
H10 – Subdivision of Dwellings and Houses in Multiple Occupation
S10 – Open Countryside

2.4

Supplementary Planning Documents
Milton Keynes Parking Standards 2016

3.0

MAIN ISSUES
(The issues which have the greatest bearing on the decision)

3.1

Principle of Development.

3.2

Impact on the Character of the Area

3.3

Impact On Amenity Of Neighbouring Properties

3.4

Provision of Amenity Space

3.5

Parking Provision

4.0

RECOMMENDATION
(The decision that officers recommend to the Committee)

4.1

It is recommended that planning permission be granted subject to the
development being carried out in accordance with the approved plans and
conditions set out at the end of this report in section 6.0
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5.0

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

5.1

Principle of Development
The application site is located in open countryside wherein Saved policy S10
of the Milton Local Plan 2001-2011 states:
‘…In the open countryside, planning permission will only be given for
development that is essential for agriculture, forestry, countryside recreation
or other development which is wholly appropriate to a rural area and cannot
be located within a settlement.’
The proposed development is not considered to fall under the above
definitions and therefore constitutes a departure from local plan policy.
However, Saved policy H10 of the Milton Keynes Local Plan 2001-2011
allows for the subdivision of dwellings and houses in multiple occupation.

5.2

Whilst it is noted that the proposals represent a departure from Saved Policy
S10, they do not propose any new built development and are not considered
contrary to the objectives of the policy. As such, it is considered that the
application should be assessed against the provisions of the subdivision
policy and the departure from open countryside policy be noted.

5.3

Impact on the Character of the Area
With regard to wider impacts, saved policy H10 of the Milton Keynes Local
Plan 2001-2011 requires that:
(iv) 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 character of the surrounding area would be largely unaffected by the
proposals. Other than works to the amenity space to the rear of the property,
the only works affecting the external appearance of the building relates to the
provision of an additional front door serving the first floor flat. This provision
has very limited visual impact and is not considered to detract from the
character of the surrounding area.

5.4

There have been no other subdivisions or HIMO’s for dwellings in the
immediate vicinity of the site and there is therefore no concern regarding over
concentration. The application therefore satisfies this element of the criteria.

5.5

Impact On Amenity Of Neighbouring Properties
With regard to the adequate protection of private residential amenity, saved
policy H10 of the Milton Keynes Local Plan 2001-2011 requires that:
(i) Effective measures are proposed to minimise the effects of noise and
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disturbance
The proposed internal layout of the new residential units does not give rise to
significant concerns relating to noise and disturbance. Living spaces are
broadly located such as to minimise potential disturbance. Whilst the living
room for the first floor maisonette is located above the bedroom for the
ground floor flat, it is noted that sound insulation between floors is covered
under part E of building regulations consent.
5.6

One area of concern is with regard to the potential impact of the kitchen and
living room areas of the first floor maisonette on the party wall of the adjoining
property. Improved sound insulation would not be a requirement of building
regulations in this case and it is therefore considered that a condition should
be imposed to require the submission of details if permission is granted.

5.7

Provision of Amenity Space
In relation to private amenity space, Saved policy H10 of the Milton Keynes
Local Plan 2001-2011 requires that:
(iii) Adequate outdoor space is available for bin storage and a drying area
The proposals create two independent garden areas for the two residential
units. These areas are generously sized in the context of surrounding
properties and provide more than adequate space for drying areas. Access to
the rear via the side of the property also allows space for bin and cycle
storage. The proposals are therefore considered to meet these requirements.

5.8

Parking Provision
An objection was raised by the resident of No. 23 Folly Lane with regard to
car parking. The provision of car parking for the proposed development has
been considered in accordance with the requirements of relevant policy and
the car parking standards SPD.
In terms of highways and car parking, saved policy H10 of the Milton Keynes
Local Plan 2001-2011 requires that:
(ii) Off street parking 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

5.9

The proposed development would provide a 1 bedroom flat on the ground
floor and a 2-bed maisonette on the 1st floor. The site is located in the Rural
Area (Zone 4) wherein the maximum requirement would equate to 2 off street
parking spaces and 1 unallocated space. The proposals include provision for
3 off street car parking spaces and therefore meet the requirements of the
parking standards SPD. The application is therefore considered acceptable in
these terms.
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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.
(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
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
details of noise mitigation measures for both between floors and between
neighbouring properties have been approved in writing by the local authority.
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
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Appendix to 17/01212/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 01/00603/FUL
TWO STOREY SIDE EXTENSION AND CONSTRUCTION OF NEW
VEHICULAR ACCESS TO HIGHWAY
PER 14.06.2001
16/01098/FUL
Single storey rear extension following demolition of existing rear extension
PER 24.06.2016
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 – North Crawley
(No comments received)

Noted

A3.2

Ward – Olney – Cllr P Geary
(No comments received)

Noted

A3.3

Ward – Olney – Cllr Hosking
(No comments received)

Noted

A3.4

Ward – Olney – Cllr Mclean
(No comments received)

Noted

A3.5

Local Residents
Noted
The occupiers of the following properties were notified of the
application:
21/23/28/32 Folly Lane

A3.6

A third party representation was received from the
neighbouring property at 23 Folly Lane. The representation
was received in objection to the application on the grounds
of:
-

Car Parking

Noted and addressed in paragraph 5.9
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